November 2017
Month in Review

Contents
Feature – Rentals

3

Commercial - Industrial

4

Residential

21

Rural

59

Market Indicators

67

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.
All rights reserved. This report can not be reproduced or distributed without
written permission of Herron Todd White.

Month in Review
November 2017

Rentals
In Monopoly, a myriad of players contribute to the ups and downs of fortunes won and lost as players’ progress
around the board. There’s the tax man looking to take his cut from every house and hotel construction. There’s
the banker who holds court over all others.
(HINT: Don’t make a seven-year-old the banker. Just as the $500 stack starts to look a bit thin, he’ll suddenly find a forgotten “stash” under the board in front of him.)

When it comes to fair dinkum bricks and mortar,
tenants are an all-important factor in the landlord’s
success, and woe betides the property owner who
underestimates the importance of the party who
holds the lease on his investment.
Quality tenants are gold. The ones who pay their rent
on time, keep the home as if they owned it and never
cause a fuss unless there is a legitimate source for
complaint. Without great tenants, you don’t get rent
and without rent, most investors would go broke.
It’s important to retain a tenant and ensure you keep
the cash flowing, but part of that equation requires
smart property owners to keep abreast of rental
markets.
In some capital cities, vacancy rates are tight and
tenants will fight for a premium position, but in
others the tide is turning. The supply of rental
properties coupled with affordable purchasing
opportunities mean some tenants are deciding to

flip into ownership themselves. Less tenants = more
available rental properties.
In some centres, the level of available rental real
estate has reached a point where incentives – once
the exclusive domain of the commercial sector - are
a reality. Why would tenants worry when they might
find on a 1-bedroom, inner-city unit with two weeks
rent free, a new iPad and a gym membership thrown
in to sweeten the deal?
Tenant demand and property supply form a complex
equation that varies broadly across the nation from
busy capital city employment hubs seeking to house
a semi-transient working population through to
regional centres where a single industry’s fortune
can determine the economic success of a location
and all who live in it.
This month, it’s time to get into details on residential
rents around Australia.
We’ve asked our Herron Todd White offices to cut,
grate, dissect, blend and julienne the market to
identify in detail what rental demand is like in their
location, who’s renting, what they’re paying and what
the prospects are for the ongoing supply of tenants.

Among the wealth of information prepared for this
month’s submission is one overriding lesson – our
markets and their players are diverse. And not just
region to region but also suburb to suburb. Trying
to get your head around the nuances would be next
to impossible if you didn’t have hundreds of smart
property heads addressing the question.
Fortunately, we do!
In the commercial section this month, we’ll be looking
at the industrial sector in 2017. Our team will give a
rundown of the highs, lows and sidewards of this very
popular commercial property type and how fortunes
played out over the past 12 months.
So, there we are once again dear reader. A no-holdsbarred run down of markets. But remember as
always – it’s a foolish participant who rolls the dice
without a little professional ‘insurance’ on their side.
Don’t make a move without first seeking support
from the smart minds at your local Herron Todd
White office. They can keep you playing to win in the
property game.
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But among those who roll the dice and do the rounds
are two main participants – landlords and tenants,
and just as in real life, these roles are make or break
for success.
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New South Wales

This month, we’re going to give a rundown on how
the markets played out during 2017 in the industrial
sector. We’ll be looking at how various markets have
moved, what’s been good and what’s been bad. Our
professionals reveal the new and exciting projects
that hit the market in 2017 and take a look back at
the significant and surprising sales that defined
industrial property this year.
Sydney
It’s no secret that the Sydney industrial market has
experienced a buoyant 12 months off the back of a
heated residential property market, historically low
cost of borrowing and strong input from foreign and
domestic investors following a period of restraint in
the years prior.
The traditional industrial locales of inner Sydney
(Alexandria, Waterloo, Mascot, Erskineville, St Peters,
Marrickville) have all experienced planning regulation
changes with rezoning allowing higher density
residential to cater for Sydney’s increased population
over the past five years, pushing the traditional
Industrial users to other established industrial
precincts where good, modern quality stock is

available. Given the urban sprawl of Sydney, there are
only limited places where that can go - west!
Recent significant developments of Sydney’s
metropolitan transport infrastructure have seen
improvements to the city’s Orbital Network,
connecting the M1, M2, M4, M5 and M7. This has
improved access from Sydney’s ports to all major
warehousing and distribution hubs in the northwestern Sydney industrial precincts. Furthermore the
development of the West-Connex and an inter modal
freight terminal at Moorebank look to significantly
improve both access and distribution channels
toward the western Sydney precincts and away from
south Sydney.
In conjunction with the increase in population and
housing in western Sydney as well as confirmation of
the Badgerys Creek airport, the surrounding suburbs
and employment areas have gone from strength
to strength as the need and demand for jobs and
further businesses increase in this locale.
A prime example of how quickly the market has
increased is a sale of vacant industrial land at the
established south-west industrial precinct, Smeaton
Grange.
In May 2014 the 2,171 square metre regular shaped
parcel of unimproved land transacted for a mere
$585,000 (exclusive of GST), reflecting $269 per
square metre. Since this transaction we note the

property was never developed, however in June 2017
the property was re-listed on the market in similar
condition with a Complying Development Certificate
(CDC) for a 3-unit boutique industrial development.
The property sold within a month for a staggering
$1.465 million (excluding GST), representing $675
per square metre and more than 2.5 times the
original purchase price.
While we note there was a CDC over the site and
this may have resulted in a slight premium, this
example illustrates the sheer growth the south-west
markets have experienced in a short period of time.
We further note that this sale indicates demand for
industrial vacant land with approvals, shortening the
developer’s lead time and maximising the buoyancy
in the market for the completed stock.
Another prime example of a large industrial precinct
experiencing record levels of development is
Prestons, just outside the Liverpool CBD. The original
part of this industrial locale fronting Hoxton Park
Road was developed some time ago and merely
plodding along servicing the wider Liverpool area.
South of the M7 interchange at Bernera Road, it
wasn’t so long ago (less than two to three years) that
one used to drive by and see mass parcels of under
utilised rezoned industrial land with different types
of livestock grazing and market gardeners who have
occupied the land for decades.

Commercial

Overview
The industrial sector has the attention of most
commercial property participants. It’s often the
gateway sector for investors with its low buy in and
simple lease arrangements.
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As previously mentioned, the hot topic of the
now approved Badgerys Creek airport is a game
changer for western Sydney. It has sent a ripple
effect through to nearby CBDs, more specifically
Liverpool which now has more construction cranes
in the air than ever before. This approval has also
sent potential developers into overdrive and they
are constantly seen making speculative purchases
of englobo, unreleased land, based on draft precinct
plans. Time will ultimately be the determining
factor in these situations and conversations with
panel members of the Greater Western Sydney
Commission have indicated their plans to create a
large employment hub and business park so that
the greater western population has the opportunity
to work closer to home. Definitely interesting times
ahead!
Canberra
The Canberra industrial market has seen some
growth, however rental vacancy levels are high
and sales to owner occupiers are driving the

market rather than investors. Low interest rates
continue to drive demand for properties purchased
by Self Managed Super Funds and small units are
being purchased by tenants for the long term. An
oversupply of rental properties, particularly older in
style, is providing choice for tenants and incentives in
the market place.
The market in Hume to the south of Canberra has
improved since early 2017 with some development
in the Walker estate including a number of buildings
under construction and a new self storage facility.
After two years of little market activity the sale
of a number of vacant land sites in the Suburban
Land Agency (ACT Government) estate was a sign
of some interest and growth in the local area. The
highest sale to date for 2017 in Hume was 4 Sawmill
Circuit, which sold in June 2017 for $4.31 million for
a new Bridgestone truck facility. This included a 15
year lease to 2032 plus option, corner site of 5,000
square metres and new building with reception,
offices, truck and car bays, customer parking and
hardstand area with 3% annual rent increases and
net income $225,000 plus GST.
Mitchell in Canberra’s north has experienced strong
growth and good sales over the past twelve months
with strong demand for services and trades as a
flow on from the growth and development of the
Gungahlin town centre and new subdivisions in
Throsby, Bonner and Moncrieff. The construction
of the light rail project is causing inconvenience

to those wanting to access the local area during
the construction phase. Local businesses are
also disappointed that two stops that appeared
in the original light rail plan design were removed
at the initial stage of the project. Mitchell is the
only industrial area to the north of Canberra and
facilitates around 300 businesses and employs
4,000 people. A tram stop for the suburb will
eventually be factored into the project however
initially the suburb will miss out on the convenience
leaving locals confused and disadvantaged. The
highest sale in Mitchell to date for 2017 was 6/189
Flemington Road in September 2017 for $2.2 million.
Fyshwick is the largest of the industrial suburbs and
the oldest in the ACT. The highest sale for 2017 was
204 Gladstone Street, comprising a 4,907 square
metre land holding with a brick industrial building
leased to the Commonwealth Government with a
renewed five year lease until May 2022, 3.5% annual
increases, large on site car park for 42 cars, net
lettable area of 3,034 square metres, single tenant
and net income of $423,176 per annum plus GST.
Beard is the most recent industrial suburb to the
east of Fyshwick and borders the NSW town of
Queanbeyan. Stage 1 has been sold and completed
and development and release of stage 2 is underway.
Queanbeyan has also benefited from a number of
sales in the beginning of 2017 with the Queanbeyan
East market improving and some smaller premises
transacting in West Queanbeyan.

Commercial

Today it is a very different story. Driving through
the southern sector of Prestons, we see large scale
warehousing and distribution centres from edge
to edge, as local and national operators move in
to capitalise the great location, quality buildings
and sheer scale available. Some of these operators
include Inghams, Aldi, Mainfreight, Toll Logistics,
Scotts Refrigerated Freightways, Bracknells and
Boral Concrete.
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The industrial market continues to grow as a flow on
from the well performing residential market and low
unemployment rates in the ACT.
Illawarra
Small bay warehouse / business park style complex
development has taken the local market by storm
over the past 12 months. This activity follows a
prolonged period of stagnation following the GFC.
These projects have tended to be of a small scale
and staged for larger sites. Several such projects are
planned for 2018 as developers are still achieving the
required pre-sales to obtain construction financing
and get their projects off the ground.
Notable recently completed or under construction
projects throughout the region include: Helensburgh
Business Park (a suburban location that was
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
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. Buyers of units in these complexes

are driven by price point and when analysed on a
rate per square metre tend to range from $2,500 to
$3,500, which is a large increase from rates achieved
in years gone by although bay sizes are smaller,
dropping below 100 square metres in some cases.

note that small scale industrial strata leasing is
going gang busters in Mayfield West, Beresfield and
Thornton. Those industrial areas are influenced by
the construction boom in and around the Newcastle
CBD.

Most of the activity in the industrial market is being
driven by activity at the Port of Port Kembla with
logistics a rapidly developing sector particularly in
new vehicle transportation. The Sydney market is
also impacting the local market due to the limited
amount of supply and rising values and rents. The
local market is heavily driven by the low cost of
borrowing at present.

As the investment market searches far and wide for
good yields, we’ve seen a real strength come back
to the top end of the industrial investment market.
This is somewhat concerning as the mining sector
remains subdued; the market does not seem to be
adequately adjusting yield to accommodate this
risk profile. One example of a larger scale industrial
sale is that of 4-6 Sylvania Way, Lisarow. Local
publications suggest the property has sold in an off
market transaction for a reputed sale price of $9.63
million which reflects a yield of 8.85%. This property
most recently transacted in June 2014 for $8.2
million indicating a nominal rise of 17% in just over
three years.

Newcastle
Local agents active in the large scale industrial
sector are reporting somewhat of an uplift in
enquiry for industrial warehouse properties over
the 2,000 square metre mark in recent times.
Over the past couple of years we’ve seen these
large scale industrial properties listed for lease for
extended periods. Some sheds have been listed
for lease for over two years! Even in established
industrial precincts there has previously been very
little interest as large scale industrial activity has
been contracting or at very least consolidating in
the current climate. Leasing periods have come
down in recent months as confidence slowly grows
in the local industrial sector. While we’re specifically
addressing larger scale industrial today, we should

Central Western NSW
Values seem to have risen on the back of lower
yields. Activity in the lower end industrial market is
considered moderate overall. Rents have not grown
at the same rate as values due to the number of
options available remaining steady. In some areas
it is more affordable to move than renew at existing
rent levels. So whilst there has been an improvement
in buyer confidence, prudent tenants can find more
affordable premises.

Commercial
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This year has seen the confidence established in
2016 maintain momentum and continue. There are
many cashed up buyers, noticeably self managed
super funds, that have purchased properties at lower
than previous yields. The talk of interest rate rises
throughout the year did not eventuate and has not
put these purchasers off.
Lismore
The Byron Bay industrial market has seen quite a
bit of action in the past ten months. There has been
high demand for industrial strata product with a lack
of available stock (either to purchase or lease). This
has resulted in increased values and premiums being
paid to secure a property. The demand is from both
investors and owner occupiers. Rental rates have
also seen a sharp increase for 100 to 150 square
metre sized industrial strata units in the past ten
months, from $150 to $180 per square metre to $230
to $260 per square metre.
The large new Habitat development within the Byron
industrial precinct is close to completion. It is zoned

B4 Mixed Use and is being marketed as a state of
the art village comprising 82 residential dwellings
plus commercial, retail and creative industrial
units purpose-built to accommodate a variety of
commercial uses including commercial terraces
and warehouse lofts. The development boasts a
green village lifestyle with solar power integrated
grey water reticulation for community landscaping,
electric car charging points, bicycle parking and
shower and change room facilities just to name a
few. There has been strong interest particularly from
the local market to lease and purchase within this
development.
As for the remainder of the north coast, the industrial
markets in Casino, Alstonville and Goonellabah
remain steady. Ballina has seen a slight increase
in rents and decrease in vacancies in industrial
estates. The Federal Government has confirmed it
will provide $3 million for the construction of a new
access and link road system at the Ballina Byron
Gateway Airport which is expected to provide about
30 hectares of industrial land adjacent to the airport.
This should see a boost in industrial development
over the coming years.
Coffs Harbour
The rental market for smaller to medium size
industrial sheds is variable and demonstrates some
market uncertainty, with a lower volume of recent
lettings. Rental evidence within prime industrial

estates displays some variance from $105 to $155 per
square metre for modern tilt up design ranging from
260 to 500 square metres in size.
The rental market within secondary industrial estates
for smaller to medium size industrial sheds of 200
to 400 square metres is in the range of $70 to $98
per square metre. Larger industrial sheds of 1,000 to
1,600 square metres show a range of $70 to $130 per
square metre.
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.
Incentives are common in the market with rent free
periods of one to two months often written into
leases.

Commercial

Centrally located homes within close proximity
to town centres are being converted for home
occupation purposes. The ability to work and
live close to town centres has attracted young
professionals aiming at establishing a business. With
the cost of housing having increased across the
board, it may be more affordable to live and work in
the one premises.
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Victoria

The industrial rental market has remained in a
relatively stable position over the previous 12
months. The northern industrial market, which
includes Campbellfield, Coolaroo, Somerton and
Broadmeadows, felt the impact of the Ford Motor
Company manufacturing plant (Campbellfield)
closing in October 2016, however we have started to
see signs of growth in the second half of 2017 in this
area. Further to this, tenant demand has remained
relatively strong elsewhere, however we remain
cautious of oversupply given the large amount of
industrial development occurring, especially in the
south, south-east and west.

There have been a number of new major projects
throughout Melbourne, including: the Woolworths
Distribution Centre in Dandenong South, which is
due for completion in the fourth quarter of 2017; the
Merrifield Business Park in Mickleham, which is due
for completion in late 2018; and the Bund Business
Park in Port Melbourne, which is due for completion
in late 2018.
There have also been a number of large scale sales in
2017. One of the biggest of the year was the Ferntree
Business Park in Notting Hill, a 39,000 square metre
industrial estate that sold for $168 million. Other
substantial sales include the Gateway Business Park
at 495-501 Blackburn Road, Mount Waverley which
sold for $76.3 million and 90 Mills Road, Braeside, a
large distribution centre that sold for $50 million.
Price uplift has continued throughout Melbourne,
especially in inner areas where industrial areas are
now going through a change of use. One such area
includes a sub-suburb with the inner eastern suburb
of Richmond, known as Cremorne. This suburb is
underpinned by its close proximity to the Melbourne
CBD, its strong advertising agency and technology
company presence and underlying Commercial 2
zoning. Developers are paying higher premiums to
secure developable land which was once utilised for
manufacturing and industrial purposes. Interest in

this area in 2017 has resulted in the price barrier
breaking though $10,000 per square metre of land
area.
Cases in point are the recent sales at 33-37
Cremorne Street, which sold for $13,298 per square
metre over 761 square metres of land area, 47 Dover
Street which sold for $12,745 per square metre over
306 square metres of land area and 63-67 Cubitt
Street which sold for $11,461 per square metre over
397 square metres.
Ballarat
In general terms, the industrial market of Ballarat
and surrounding regions has tracked sideways
throughout 2017. In the sub $1 million market,
transactions have been reasonably frequent, with
reasonably priced property attracting reasonable
demand and selling within a marketing period of
around six to nine months. Yields in this market have
hovered around 8%, however agents report that
the market has not seen any significant growth in
capital values. The market remains overwhelmingly
dominated by owner operators.
Investment grade property has performed
slightly better due to the ongoing auction house
phenomenon and continued demand from
investment funds. Although there have been few
of these sales in Ballarat in 2017, there have been

Commercial

Melbourne
The Melbourne industrial market has performed
strongly in 2017. With interest rates remaining low
and a relatively stable economy, new industrial
developments are continuing to come on to the
market. This can be seen in growth corridor areas
where there is an abundance of vacant land prime
for development, including suburbs such as Clyde,
Pakenham and Dandenong South in the south-east,
Carrum Downs in the south, Truganina and Derrimut
in the west and Epping in the north. The need
for small scale industrial units continues to grow,
especially for tradies and retirees who are looking for
extra space solutions to store their associated tools
or lifestyle equipment.
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This area of the market however is beginning to
look like a game of limbo with many commentators
standing around the room pondering how low can
they go, and what will happen if they fall on their
backs? An increase in interest rates would put a
great amount of pressure on the yields at which
these assets transact.
Demand for industrial land remains sluggish.
The continuing development of the Ballarat West
Employment Zone, which includes a significant
amount of industrial land, has increased supply.
The zone however is a good news story for the
city. Presently it has attracted several parties from
outside the Ballarat area who have committed to
moving their operations to Ballarat. This will inject
further jobs and population into the sector which is
increasingly gaining momentum and appears to be
sustainable.

Echuca
There has been limited significant industrial
development in town over the past five to eight
years, reflecting challenging manufacturing
conditions. Regionally it will be interesting to see
what happens with Murray Goulburn’s manufacturing
facilities at Rochester (middle of town) and Leitchville
given the message sent to market about their
preparedness to look at the sale of some assets.
The new bridge is likely to see a spike in industrial
related services locally although it is difficult to tell
what permanent impact the project will have on the
industrial sector.

Commercial

sales in nearby cities which have garnered very
strong results. The Bunnings in Colac sold on a yield
of 6.09% and the Ararat Mitre 10 sold on a yield of
7.81%. These yields are considered very strong given
the age, quality and location of the buildings.
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South Australia

The General Motors Holden (GMH) car manufacturer
has officially shut the doors to its Elizabeth plant
in October 2017, ending 60 years of construction
in Australia. The decision by GMH and the Federal
Government’s policy shift in supporting the industry
exemplifies the problems facing almost all forms
of general manufacturing in South Australia, which
is having flow on effects through the broader
economy. In late 2017, the South Australian economy
is now faced with growing electricity prices which is
crippling for local businesses.
A 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 will be the Future Submarine
project, comprising 12 submarines spending a circa
$50 billion. These projects are expected to provide
over 2,000 jobs.
In addition to the shipbuilding programme, two
recent positive news stories to occur in South
Australia are the purchase of Arrium steel works
in Whyalla by London-based GFG Alliance and Elon

Musk’s proposal to build ‘the words most powerful
lithium ion battery’ in South Australia’s regional
north, Jamestown. However, to what extent these will
affect the state’s manufacturing sector and energy
crisis remain unknown.
The South Australian Government has significantly
increased its expenditure on infrastructural projects
which continues to enhance accessibility throughout
metropolitan areas. In 2015 and 2016 the budget was
$1.8 billion, this increased to $2.2 billion by 2017 and
2018.
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 someway
to soften the blow, but the fall out to the South
Australian economy has been harsh. Some analysists
are reporting recovering demand for blue chip
investment assets with strong long-term lease
covenants but this is not having an impact on the
entry level demand.

The demand within precincts such as Wingfield, Dry
Creek, Cavan in the north and Edwardstown in the
south, St Marys, North Plympton and Lonsdale is far
more tied to locally based demand and supply issues.
The low interest rate environment is making renting
less attractive and the subdued market conditions
coupled with low interest rates is making selling
equally unattractive. Agents are reporting owners
are reluctant to sell due to the absence of alternative
opportunities in a generally flat market.
The result is low transaction numbers and few
opportunities.
Market data has been obtained from a range of
sources, or as reported by real estate agents.
As well as using such documented and generally
reliable evidence or market transactions, it was also
necessary to rely on hearsay evidence. Except as
noted herein, a reasonable attempt has been made to
verify all such information.

Commercial

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

• Charter Hall’s purchase of Coca Cola Amatil’s
manufacturing and distribution plant at 260
Orchard Road, Richlands for $157 million which is
the largest single industrial sale in Queensland’s
history. The sale reflected a yield of 5.19% (20 year
leaseback agreement to Coca-Cola).
• Gardia Diversified Property Fund’s purchase of
Volvo Group Australia’s new flagship property at
Metroplex at Westgate in Wacol for $35.25 million.
The property sold on a fund through basis with
a 10+5+5 year lease pre-commitment in place
to Volvo. The sale reflected a yield of 6.24%.
Construction of the 81,008 square metre facility is
due for completion in mid 2018.
• Deutsche AVM’s purchase of 60-80 Southlink
Street, Parkinson for $37.1 million has
underscored a swing towards foreign investment
in the industrial market, which now represents
approximately 41%, having increased year on year
from circa 8% in 2008. This sale, which totalled
circa 8,413 square metres, was part of a portfolio

sale which included the purchase of 45 Fulton
Drive, Derrimut (22 kilometres west of Melbourne’s
CBD).
• 21 Metroplex Avenue, Murarrie has just sold to
a private investor for $12.07 million. The 6,076
square metre building is fully leased to Toll
Transport Pty Ltd with a lease expiry of 4.66 years.
The sale reflected a passing yield of 6.23%, which
exceeded expectations and further demonstrates
the yield firming we have witnessed in the popular
TradeCoast precinct.
• AM Solutions has signed a 10+5+5 year lease deal
on 26,090 square metres of GLA at 41 Tradecoast
Drive, Eagle Farm at a commencing rental of
$2,869,900 per annum net or $110 per square
metre. There are fixed annual reviews of 2.5%
and a circa 22.5% (rental abatement) was given to
attract the tenant to the location.
• Inghams Group will occupy 14,479 square metres
of a 100% temperature controlled facility at 102
Trade Street, Lytton. The initial lease term reflects
15 years with the lessor, Fife Capital, due to spend
in the order of $25 million to convert the existing
warehouse improvements into a cold storage
facility for the tenant. The commencement rental
has been negotiated at approximately $230 per
square metre.

Prime grade yields have compressed by circa 50
basis points over the financial year, which is a
function of strong demand from investor groups
(private, syndicates, property funds, offshore
investors and A-REITs), a sustained low interest rate
environment and the yield spread between ten year
government bonds and these assets (circa 400 basis
points). There has also been anecdotal evidence
of office and retail investors shifting their focus to
industrial properties given where we are in the cycles
for their respective markets and the expectation of
further yield compression within the industrial sector.
A lack of land supply and rising construction costs
continue to put pressure on the development market
and a limit on the supply of new stock. Instances
of projects returning an acceptable level of profit
remain isolated, with the market remaining largely
pre-commitment led (e.g. Volvo, Inghams). We have
seen record land values in precincts such as Eagle
Farm, Hendra (particularly around the East West
Arterial) and Metroplex’s Westgate development,
with the majority of interest coming from owner
occupiers looking to build purpose built facilities for
their own purposes.
There has been a degree of shock and awe from
owner-occupiers, with larger capital sums transacting
than expected for older stock and an opportunity to
value-add through the refurbishment or repositioning
of these assets. We have seen a renewed level of

Commercial

Brisbane
2017 has been another year of strong performance
within Brisbane’s industrial property sector, with
several key transactions highlighting the strength of
the industrial market at present. Some notable sales
and rental agreements that have transacted in 2017
include the following:

13

Month in Review
November 2017

fully leased properties in good locations. There have
also been a few instances where properties with
strong tenants on long term leases have achieved a
sub 8% net yield.

2017 has been another positive year in the industrial
property market in Brisbane with signs of rental
growth, falling incentives, yield compression and take
up of space all boding well for owners of industrial
properties in prime locations going forward.

Demand and supply for smaller industrial strata
units in Toowoomba is limited. This market is
predominantly owner occupied with capital values
remaining static over the past year. These industrial
units are often attractive to entry level investors.

Toowoomba
Leasing demand for industrial properties in
Toowoomba has declined over the past twelve
months and has resulted in an increase in vacancies.
Face rentals have been relatively static but lease
incentives are often required to secure tenants.

The Charlton-Wellcamp Enterprise Area (located
to the west of Toowoomba) is seen as the future
location for the growth of the region’s industrial
development. The key feature of the precinct is
its position close to the Toowoomba Bypass Road
(construction commenced in 2016), the proposed
Melbourne to Brisbane Inland Railroad ($8.4 billion
in Federal funding announced earlier this year) and
the Brisbane West Wellcamp Airport (opened in
November 2014).

Demand from owner occupiers for vacant industrial
properties is also considered moderate with values
also relatively static.
The western suburbs of Wilsonton, Glenvale and
Torrington remain the most popular industrial
locations in Toowoomba with the northern and
southern precincts considered secondary. There is
also strong demand for fringe CBD service industry
properties, with this market dominated by owner
occupiers.
There is currently very strong demand from investors
with yields between 8% and 9% often achieved for

The Charlton-Wellcamp Enterprise Area will
also accommodate the new Pulse Data Centre.
Construction of the $40 million facility commenced
in June 2017 and will be the first data centre located
in regional Australia. On completion the centre will
allow companies to store and distribute data at high
speeds. The centre is being developed by the FKG
Group with Telstra and Schneider Electric listed as
key partners in the project.

Gold Coast
The growth in the Gold Coast industrial market has
been largely fuelled by the prevailing low interest
rate environment coupled with improving business
confidence leading up to the 2018 Commonwealth
Games and delivery of its associated infrastructure
projects. There was a lot of hype (as well as many
opposing views) about the billions of dollars that
could keep the construction industry afloat after
the games have ended from the proposed ASF
Consortium resort at the Spit. However, now that the
State Government has rejected the project, questions
are being asked as to the next big project that will
provide the impetus for sustaining the economic
growth.
The feverish construction activity in preparation
for the Games is gradually subsiding with the near
completion of major Games infrastructures. The not
so encouraging reports about the financial woes of
the contractors and sub-contractors of the Games
Village could well mean that the building frenzy will
be losing steam. Further bites to the economic pains
could be the other Chinese backed signature towers
not starting as a result of measures taken by China to
curb financial outflows from the country.
The city is hoping this will not happen and councillors
are lobbying the developers who have secured
approvals to fast-track development in 2018. More
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interest for this stock within prime locations such as
Eagle Farm, Sumner, Mansfield and Hendra, with the
main drivers being proximity, access and exposure to
major transport routes.
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Could the Mayor also introduce further measures as
he did during the GFC with the kick start program
that successfully rejuvenated the industrial sector
and propelled the local industrial market forward?
The general reaction of the industrial market to the
local economic situation appears to be one of moving
ahead but with caution. Buying and selling activities
continue to plough on but at a stable level without
any significant rise in property values. Private
investors who renewed their interest in 2016 are
again taking a back seat to watch over the market
and how it is progressing, emerging only to seize the
opportunity when the price is right. Owner-occupiers
are still the main buyers of large properties. There
were only a few sales at prices more than $5 million
during the year. Two sales in Molendinar at $6 million
and $6.45 million sold to a local owner-occupier and
a local investor. The majority of sales less than $2
million sold to tenants becoming owners, taking the
opportunity of low interest rates.

In Yatala, there were also two large property sales.
No 29 Business Street, Yatala sold for $10.45 million
and 10-12 Gassman Drive, Yatala sold for $4.8 million,
both in the same industrial estate of Access Business
Park and both sold with vacant possession. On a
larger scale, a cold storage facility at 84 Lahrs Road,
Ormeau resold for $22 million after its previous sale
in 2011 for $11.75 million, giving the seller a significant
capital gain in six and a half years.
Interestingly, some of the properties sold in 2017
had been on the market for several years but only
managed to find a buyer this year. These include
several englobo sites in the Yatala Enterprise
Area, including the 15.8 hectare site at Pearson
Road, Yatala that went for $12.1 million. Contrary
to 84 Lahrs Road, Ormeau, this sale represents a
significant loss to the landowners.
Land values in 2017 compared to 2016 in general
appear to show stagnation or moderate rises in
value. There are exceptions however, such as in
Arundel Industrial Estate where all available sites
have been sold and there is still a strong demand.
Sales of serviced industrial sites in Yatala and
Ormeau did not improve much over 2016 values,
excluding certain sites sold to special purchasers.
Developers of new serviced industrial small sites
of less than 2,000 square metres in Coomera and
Upper Coomera are seeking $450 to $500 per

square metre but do not seem to be achieving a
strong rate of sale.
In the more remote industrial regions such as Logan
Village, Beaudesert and Beenleigh, reduction in land
prices in some cases had to be made by the sellers to
meet local market expectations. Again, some of these
properties had been on the market for some years
before finally being sold this year.
All in all, it has been a good year for the industrial
market; not all were good outcomes for the sellers
but most would have been satisfied.
Sunshine Coast
The industrial market has continued to show
signs of growth with limited supply of strata titled
industrial units and stand alone sheds within the
main industrial estates of Kunda Park and Warana.
This has led to some value growth in these estates
for strata titled units, which have appealed mainly
to the owner-occupier market and stand alone
industrial properties under $2 million. We have also
noted a decrease in supply levels within secondary
and emerging estates, which has seen some value
increases for smaller strata titled industrial units.
In regard to new industrial projects there has been
limited new development within the main industrial
estates with the majority of new buildings being presale led or subject to pre-commitment in secondary
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cranes in the sky would generate more jobs and
business opportunities. Future public projects still
have potential to come online including the Gold
Coast Cultural project and infrastructure such as
a cruise terminal and extension of the Gold Coast
Light Rail Stage 3. All these translate into demand
for industrial floor space and keep occupancy at a
healthy level.
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McDuff Drive. The port developments and the
anticipation of further projects have added positivity
to the Bundaberg industrial property market
while not directly impacting values in the broader
industrial market in Bundaberg. Extending Kay
McDuff Drive and Johanna Boulevard will make
the Bundaberg Industrial Estate and the retail
precincts in Kensington and Avoca more accessible
and potentially more marketable. In April 2017, the
Bundaberg Tech Park sold for $7,760,080 which
provides evidence of a buyer purchasing a large
industrial premises in Bundaberg at a high price point
that is traditionally thinly traded.

The overall supply of land remains high, although
there have been strong land sale volumes over the
past 12 months. This has led to some very small, circa
5%, increases in asking prices in the Coolum Beach
and Bells Creek estates. This overall land supply will
continue to act as a hold on overall industrial values
generally.

Gladstone
The industrial market in Gladstone continues to be
fairly stagnant with very little market interest and
a low volume of sales so far this year. Due to the
current low demand and oversupply, it is still very
much be a buyer’s market, particularly for owneroccupiers.

During 2018, the industrial estate within the new
large Stockland holding of Aura will be completed
with the first stage reportedly sold out at asking
prices circa $200 to $350 per square metre
depending on location and size.

Due to the nature of the local economy and the
difficulty in finding tenants, there have not been
many investment sales of industrial warehouses
over the past two to three years. Counter cyclical
investors are active in the broader Gladstone
property markets and have a preference for
properties with strong tenants and attractive lease
expiry terms however there have been few offerings
in the industrial sector of the market and therefore

Wide Bay
The more notable industrial projects in Bundaberg
have been the developments at the Bundaberg
Port (Burnett Heads) and the extension of Kay

few sales. Owner-occupiers are still active but
generally at purchase prices below $2 million.
One of the more significant investment sales this
year has been for the RCR Tomlinson workshop
which traded for $6.2 million in January. The 3.04
hectare site is improved with a 3,000 square metre
heavy industrial shed with an additional 300 square
metres of office space. It sold on an analysed yield of
about 9.75%.
Sales this year reflect a large variance on a rate per
square metre. This great variance indicates how the
size of tenancy, quality of the improvements and the
motivation of both the buyer and seller very much
determine the rate in a very negotiable market.
Rockhampton
There are a number of signs that the Rockhampton
industrial property market is at or near the bottom
of the cycle. Sales volume is still low but appears to
have improved slightly from a fairly static market in
2015 to 2016. Coupled with a reported increase in
enquiries to agents, this could be an indication that
the industrial market is finally turning.
Both investors and owner occupiers remain active
in the market. Investors remain focused on property
that offers strong tenants with attractive unexpired
lease terms. These investors are active across most
price points however there is little activity over
$1.5 million. Sales of these types of properties are
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style locations such as Coolum Beach and Bells Creek
Industrial Estate. We have noted a new industrial
development in Kunda Park which has met with good
demand with stage 1 being sold out and indicating
values of circa $2,200 per square metre to $2,400
per square metre for circa 100 to 130 square metre
units. We have also seen an increase in strata titled
development within emerging estates. The majority
of new developments have comprised sub 200
square metre units which appeal mainly to owneroccupiers as well as residential users seeking storage
style units with value levels being around $1,700 to
$2,200 per square metre of lettable area.
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There has been limited interest in vacant industrial
land. We note a vacant industrial sale on Somerset
Road in Gracemere earlier this year for $1.2 million
(or $50 per square metre). This was for a 2.38
hectare site along a major transport route which was
purchased by the sitting tenant.
Of particular interest is the reported sale in
Gracemere of a modern industrial warehouse with
over 7,000 square metres of lettable area for $15.1
million. The warehouse is leased to Toll NQX and
agents report it has been purchased by a Western
Australian investor after strong interest from rural
land owners who have been experiencing strong
commodity prices and favourable seasons. The site
is located in an industrial precinct of Gracemere and
was sold at a reported yield of sub 8%.
A strengthening recovery in 2018 will depend on an
increase in mining activity and related industries.
Recently, it was announced that Rockhampton and
Townsville were the joint winners of the FIFO base for
the Carmichael Coal Mine (Adani) in the Galilee Basin.
We anticipate this will have a positive effect on the
Rockhampton industrial property market.

Mackay
This year the market has demonstrated an increased
level of sales activity as buyers and sellers both
gain a better appreciation of reasonable value levels
after the prolonged economic downturn. Sales have
been mostly to owner-occupiers at below $1 million.
Sitting tenants have exploited counter cyclical buying
opportunities and low interest rates in a couple of
cases. There have also been a few distressed sales
through the year.
The highest sale of the year occurred in August. It
was the former Blackwoods warehouse at 53–55
Enterprise Street which sold with vacant possession
for $4 million. It had a net lettable area (NLA) of
3,894 square metre including large office, showroom
and mezzanine storage areas. Analysis shows $1,027
per square metre NLA. This sale is considered to be a
market leader in the new, corrected market.
At the other end of the industrial property market,
a 239 square metre unit at 4/12 Iridium Drive, Paget
sold in May for $320,000 or $1,339 per square metre.
This sector has been noticeably un-represented in
trade through 2017 due to continued weak demand.
We are aware of a substantial workshop property at
Slade Point which was purchased in December 2015
for $850,000 and is now under contract of sale at a
marginally lower price.

Townsville
The industrial market has demonstrated little change
throughout 2017 with flat conditions and market
activity confined to affordable properties in the sub
$1 million range, largely catering to intending owneroccupiers. Southern investors are active given the
attractive yield spread in regional areas relative to
their home locations however this is limited to quality
properties with strong lease profiles.
To date the largest industrial sale in 2017 has been
a purpose built 1,500 square metre high clearance
concrete panel warehouse constructed in 2007 on
a 9,700 square metre lot at Stuart. The property is
leased to Bridgestone Earthmover Tyres and sold for
$4.5 million with a WALE of 6.5 years and a reported
yield of 7.8%.
The industrial land market continues to suffer from
limited demand in the current economic climate. The
majority of industrial land sales during the past 12
months have come about from re-sales of previously
existing lots rather than new industrial land take
up. In addition most recent sales appear to be with
an intention to develop for roadhouse or transport
terminal purposes rather than engineering or
warehousing pursuits.
There are positive local market drivers including a
relatively sustained period of business positivity,
increased sentiment surrounding the mining sector
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typically achieving yields between 8% and 10%.
Properties that provide modern, quality warehouse
and office components coupled with good access
to main transport routes are most sought after by
owner-occupiers.

17

Month in Review
November 2017

and increased jobs growth and falling unemployment.
While not creating a break-neck speed of market
acceleration, these factors will positively influence
the overall market, however the industrial market will
continue to lag pending more widespread recovery.
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 sales
remain slow. Industrial property development is
likewise slow, with no new projects of significance in
train or on the horizon.

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 over the immediate
future. A recovery in the vacant industrial land
market in Cairns will continue to depend upon more
widespread recovery in the local economy.

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 the next
12 months.

Commercial

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 these types of premises. Strata titled
industrial warehouses are also limited in numbers to
both sell and lease with similar limited demand.
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Northern Territory
Darwin
When it comes to big industrial projects, Darwin
Harbour is the home of the grand poo-bah of them
all. Here’s a few features of the Inpex project.
• Exploiting the Ichthys field in the Timor Sea, the
large discovery of hydrocarbon liquids in Australia
in 40 years.
• Longest under sea pipeline in the southern
hemisphere (890 kilometres) from Ichthys to
Darwin Harbour.
• US$34 billion project cost, requiring one of the
largest ever in international financing deals.

investment in the Port of Darwin to form a logistics
chain between southern Australia and south-east
Asia. The development of larger scale industrial
property at East Arm over the past five years will
help service that infrastructure.
However, with the imminent completion of Inpex,
there is now less demand for industrial property.
Indeed, the entire Darwin economy is in a weakening
phase and this will continue until this logistics
infrastructure is fully utilised and/or another major
project stimulates economic activity (and demand for
property) again.

Siting the land based component of this project in a
relatively isolated city of 130,000, has inevitably led
to large distortions in supply and demand for all local
property markets.
Much of the focus has been around the effect on the
residential property market, but Inpex has had an
effect across the board in all property markets.

The investment in infrastructure over the past
15 years has seen a gradual change. The Alice
Springs rail line has been an important part of
logistics infrastructure and will complement future
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Historically, industrial property has been all
about servicing the domestic needs of the Darwin
population. There has only been a low level of
manufacturing industry, mainly to service local
needs.

Inpex from the air
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Western Australia

Discussions with agents active in leasing of industrial
accommodation indicate there is minimal inquiry for
vacant space and a number of in-situ tenants are
continuing to reconsider their space requirements in
the context of the current weak market conditions.
There is clear evidence of a ‘lessee’s market’ at
present, with a limited number of prospective tenants
taking advantage of oversupply stock and often able
to negotiate very attractive deals.
From a purchase perspective, demand for industrial
property has generally also been subdued with a
low volume of transactions during the past 12 to
18 months. These soft market conditions are more
pronounced within secondary industrial precincts.
Properties must be competitively priced in order to
achieve a sale within a reasonable marketing period.
Discussions with the real estate agents active in
the sector also confirm the softening in demand for
vacant industrial land. Feedback suggests the lack
of demand tends to be a function of the very limited
number of prospective buyers as opposed to pricing,
particularly for those sites greater 2 hectares.

These conditions are consistent, if not more
pronounced, for land located in Naval Base and
other nearby industrial precincts such as Henderson,
Hope Valley and Rockingham. Our enquiries indicate
extended selling periods (greater than six months)
are not uncommon. Strongest enquiries are for
land within the core industrial areas of Welshpool,
Kewdale and Canning Vale.
The number of competing industrial land estates
within the surrounding region gives prospective
buyers multiple options. In a market characterised
by a shallow purchaser pool, this ample supply has
and will continue to place downward pressure on land
values.
Notable sales which have occurred in the Perth
Industrial market include:
Address

Sale Date

Sale Price

Land Area
(m2)

Lettable Area
(m2)

Passing
Yield (%)

Analysed Market
Yield (%)

$/m2 Lettable
Area

1-3 Fargo Way, Welshpool

1/2017

$3.25 million

8,069

3,320

VP

6.56

$979

Lot 11 and Lot 1, Part Lot 9 Tarlton Crescent,
Lot 6 and 7 Hugh Edwards Drive, Perth Airport

8/2017

$46 million

57,617

31,899

7.79

7.79

$1,442

29 Excellence Drive, Wangara

2/2016

$4.8 million

10,160

5,654

7.81

7.81

$849

34-40 Vinnicombe Drive, Canning Vale

8/2016

$6.1 million

14,291

3,861

VP

6.84

$1,580

77-83 McDowell Street, Welshpool

8/2016

$4.75 million

8,871

4,721

VP

7.42

$1,006

116 Kurnall Road, Welshpool, WA, 6106

12/2016

$12.15 million

34,158

3,460

6.17

6.17

$3,512

7-11 & 25-27 Gauge Circuit, Canning Vale, WA, 6155

10/2016

$21.75 million

41,366

17,909

10.20

7.78

$1,214
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Perth
The broader Perth industrial market has remained
subdued over the past 12 to 18 months, these market
conditions coordinate with the downturn in the
resources sector which had previously driven strong
rental and capital value growth.
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New South Wales
CBD Fringe/East
Rentals within beachside suburbs such as Bondi,
Bronte and Coogee are remaining stable with
steady demand shown in these areas. Popular rental
properties in these areas typically comprise 1- and
2-bedroom units with the larger demographic groups
being young professionals and childless couples.

This month, our residential teams around the nation
are giving you a nuanced view of their rental markets
so you can stay ahead of the game.

The demand in these suburbs is driven by their
proximity to the beach and therefore follows
common seasonal trends expected at various times
of the year. One-bedroom units in Bondi Beach
currently show a rental yield of 3.8% with a median
rent of $600 per week, while 2-bedroom units show
a 3.3% rental yield with a median rent of $820 per
week (source: realestate.com.au).

Sydney
With a sustained period of capital growth, rental
yields for residential property in Sydney have fallen
away considerably. According to the SQM Research
Weekly Rents Index, asking rents for Sydney houses
have seen a modest increase of only 1.8% over the
year to 12 October 2017, with asking rents for Sydney
units only slightly better at 2%. SQM Research also
shows that the residential vacancy rate for Sydney
has remained fairly steady over the past five years,
generally within the 2% to 2.5% range, finishing
September at 2.1%.
While this would indicate that landlords continue to
hold the balance of power over tenants, this is not
necessarily the case in all markets within Sydney.

A number of rental properties within these areas
are basic standard accommodation with mostly
dated fixtures and fittings. Renovated or modern
apartments often attract strong demand and it is
not uncommon to see large numbers of applicants
at an open for inspection. The vacancy rate in the
eastern suburbs was 1.7% in September (source:
SQM Research). With a limited new supply of units
and houses in the eastern suburbs, vacancy rates are
expected to remain low.

The prestige rental market is fairly limited due to the
high number of owner-occupiers. As rental properties
in the higher price ranges generally require more
time on the market to find a prospective tenant,
timing is important.
This 5-bedroom house located at Brighton Boulevard,
North Bondi with views over Bondi Beach was
recently leased for $6,250 per week.

Source: realestate.com.au

A different story is beginning to develop in the city
fringe suburb of Zetland. Zetland is dominated
by high density unit development, predominantly

Residential

Overview
Understanding rentals is key to property investment
success. If you read the markets poorly and you could
be stuck with a holding that sits vacant waiting for
a tenant to come along. Understand them well and
you will get not only the right tenant, but one that will
want to stay long term.
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Although there has been large scale construction
with an increased supply of units, rental demand has
kept up and rents have therefore remained high. This
appears to be changing though, with local leasing
agents indicating that they are starting to have
increased difficulty renting units in Zetland.
This sentiment is backed up by the latest rental
market demand statistics, sourced from realestate.
com.au, which records the number of views per
rental property listing, currently at 243 views per
listing for September. This is in contrast to a year ago
with 560 visits per rental property listing and the
annual peak of market demand in February this year
at 856 visits per rental property listing.
Visits per rental property (Source: realestate.com.au)

Zetland has strong investor ownership and the above
statistics for demand will obviously be a concern to
them. This concern is compounded by strong value
growth, which in itself is of course a positive, but
yields have consequently declined, from a height
of 5.6% in 2009 to a current yield of 4% (source:
realestate.com.au). Future investor demand is likely
to remain low until rents catch up, resulting in an
increased yield, which seems unlikely considering the
market demand noted above.
Inner West
Burwood is an established suburb approximately
ten kilometres west of the Sydney CBD. Burwood
benefits from the large Burwood Westfield
shopping centre, Burwood Plaza, local shops, cafes,
restaurants, schools, bus routes, parks and railway
station.
Burwood provides a contrasting story when it
comes to rentals for houses and units. For housing,
a median rental of $680 per week compared to a
median price of $1.9 million results in a paltry rental
yield of just 1.9%. Units, on the other hand, provide
a median rental of $570 per week compared to a
median price of $828,000 which results in a more
healthy rental return of 3.6% (source: realestate.
com.au).

Burwood rental yields (Source: realestate.com.au)

Burwood, like other major suburbs in Sydney, has
seen an increasing supply of new unit developments
coming on to the market. An example is a proposed
$80 million project for a five tower development of
up to 42 storeys and 1,000 apartments. This may
lead to a potential oversupply in the future.
South
When deciding on a location to live, renters are
driven by location and convenience as much as
price, particularly in the case of units where the
typical tenant demographic is going to be a younger
professional with a higher disposable income.

Residential

constructed over the past 15 years. Tenant demand
here is driven by proximity to the Sydney CBD,
universities and public transport and other local
amenities which have improved dramatically in
recent times.
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being a studio unit in Penshurst for $300 per week
and the most expensive, a 3-bedroom oceanfront
apartment in Cronulla asking $1,500 per week.

This demand is illustrated by the increased amount of
new unit complexes being approved in areas rezoned
for high density development. Whilst currently
there is an under supply, with the number of new
developments currently under construction in these
areas the market may experience an oversupply in
the coming 12 to 18 months.
Further to this there are new unit markets being
created in locations which have not traditionally
been known for unit living. An example of this is
the redevelopment of the Cronulla Sharks car park
at Woolooware with approximately 700 new units.
Kirrawee on the fringe of Sutherland is no stranger
to units and townhouses however the redevelopment
of a disused brick pit will inject another 700 odd units
into the marketplace in the coming one to two years.
As a result, there will be downward pressure on
rents and upward pressure on vacancy rates. This
will be welcome news for renters who will finally gain
the upper hand in negotiations after a prolonged
period of competing for the limited number of rental
properties.
Two-bedroom units generally range from $400 to
$600 per week with the cheapest recently advertised

View from a 3-bedroom unit in Cronulla asking
$1,500 per week (source: realestate.com.au)
For detached housing, Miranda is a popular suburb
in the south for renters. Miranda has good public
transport with a train station and local buses,
along with other amenities including schools, clubs,
restaurants and a Westfield shopping centre.
Miranda has one of the highest yields for detached
housing in the Sutherland Shire with an average
yield of 3.3% and an average weekly rental of $630
per week, compared to surrounding suburbs at an
average yield of between 2.2% and 2.5%.

West
The demand for rental accommodation in western
Sydney has begun to soften as additional supply
enters the market. This supply has followed a number
of years of investor participation due to the lower
entry levels found in the outskirts of Sydney and
demand for rental accommodation. In addition
a number of current tenants have upgraded to
home ownership due to the low cost of borrowing
and desire to get into the Sydney market and take
advantage of capital growth. This has caused
additional rentals to be offered to the market and has
flattened rental growth.
Location is obviously a major factor when it comes
to rental prices in western Sydney. For $500 per
week you can get an updated 1970s, 3-bedroom,
1-bathroom brick home in Penrith with a pool and
a good sized backyard. For the same money in
Baulkham Hills you get an original 1970s, 3-bedroom,
1-bathroom brick home in average condition. The
difference is the Penrith house is probably worth
$650,000 and the Baulkham Hills house around $1.1
million.
The unit rental market continues to be focused
around central business areas - Parramatta an
existing CBD, and Liverpool an emerging CBD, within
the outer regions of Sydney. Rental growth in these
markets has been stagnant in recent years. One
of the causes has been the large supply of units
becoming available in such a small amount of time.

Residential

In the south, units in the larger hubs such as
Sutherland, Miranda and Hurstville are always
in demand due to their proximity to shopping,
restaurants, employment and transport.
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In recent times we have seen the emergence of the
working professional who demands a modern, high
quality, low maintenance, centrally located product to
suit their busy lifestyle needs. Typically this style of
unit would achieve a rental of approximately $600 to
$700 per week, depending on quality, size, location,
elevation and views. However with the emergence of
CBD positioned multi level towers, we are starting to
see rents exceed this range.

Major drivers for tenancy are convenience (proximity
to transport hubs), lifestyle factors (proximity to the
beach and Ku-ring-gai National Park) and ultimately
affordability.

Given the overall affordability compared to the other
centralised hubs, proximity to Westfield, railway
line, hospital and education facilities and access to
main motorways, the Liverpool CBD appeals to a
wide range of tenants both local and those drawn
to the area for what the location has to offer at an
affordable price point.
Parramatta is a much more established CBD with a
variety of rental opportunities which would appeal
to a broader range of tenant. The entry point of the
market is an older style 2-bedroom, 1-bathroom unit
in a walk-up complex on the outskirts of the CBD.
Typically this style of unit would achieve a rental of
approximately $400 to $440 per week depending on
size, fit out and proximity to amenities.

North
The suburb of Dee Why has arguably the highest
supply of residential units in the northern beaches.
Much of the supply comprises older style 1960s to
1970s walk-up buildings. The tenancy market has
a younger demographic due to the affordability
of the area. Modest 1-bedroom units are available
at around the $400 per week mark, making this
the cheapest rent available for individual living.
Alternatively, an individual room in a boarding house
on Darley Road in Manly is currently listed for rent at
between $190 and $240 per week.

The iconic suburb of Manly is very popular with
tenants, made up mostly of young professionals who
can easily commute to the city (via the ferry) and
enjoy the Manly lifestyle.
A 48th floor, 2-bedroom, 2-bathroom unit in Church
Street, Parramatta, advertised at $680 per week
(source: realestate.com.au)

The majority of available housing and demand in
the northern beaches would be between $1,000 and
$2,000 per week. Prestige dwellings are seldom
offered to the rental market and limited demand
exists above $2,500 per week on a long term lease
basis.

Residential

A typical older style 2-bedroom, 1-bathroom unit in
Liverpool with off-street parking would generally
achieve an approximate rental of $330 to $390
per week depending on size, fit out, proximity
to amenities, etc. This same product would sell
for $370,000 to $420,000. A new 2-bedroom,
1-bathroom unit in a similar location would likely
commence at a weekly rental of around $410 and
range up to about $460 per week, however a larger
2-bedroom unit with additional bathroom, parking or
views may demand more. This type of unit would sell
for approximately $440,000 to $500,000.
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Long term we expect to see continued growth which
is due to fundamental factors including population
growth, affordability pressures and infrastructure
improvements such as motorways, light and heavy
rail and in particular Sydney’s second airport.

A Palm Beach property that is currently available for
$10,000 per week (source: realestate.com.au)

A federation home in Manly (source: realestate.com.au)
It is far more popular and lucrative for owners to
provide short term accommodation (holiday rentals
and Airbnb), particularly during the summer periods.
A quality home in Palm Beach can achieve $10,000
to $20,000 per week over the summer period.

Conclusion
We expect to see rentals in Sydney remaining flat
for a while, mainly due to the supply increase over
recent years, pipeline of new developments under
construction and proposed developments yet to
commence. With this supply increase we may start
seeing developers and agencies getting creative to
attract tenants with incentive offerings. There has
already been an example of this in Carlingford, with
a developer offering potential tenants the chance to
win a new car if they rent in their complex.

Canberra
Canberra’s transient population comprises
professionals, government workers, students,
defence personnel, itinerant workers, trades workers
and embassy and diplomatic personnel. Standard
residential renters also make up a portion of the
rental pool. Each looks to occupy a different form of
residential accommodation. In general there is strong
demand for all types of rental accommodation,
however the recent increased supply of units has had
some impact with vacancy rates increasing within
this section of the market.
Traditional family renters look to occupy standard
residential 3- and 4-bedroom housing in close
proximity to schools, shopping facilities and services.
Rentals for this type of dwelling range from $500 to
$1,000 per week depending on location and quality.
Professionals, government workers and defence
personnel will generally look for medium density
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The most expensive property on offer on a long term
lease is a federation home in Manly with an asking
price of $4,800 per week.
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Students and short term trade workers may choose
to seek more affordable rental options including
share house arrangements or older style studio or
bed sit accommodation. Bed sit accommodation in
older style buildings will start at around $200 per
week. Share houses for students are prominent in the
suburbs close to the Australian National University
and include O’Connor, Turner and Ainslie. Room rents
will start from $150 to $200 per week.
Several unique sections of the rental market in
Canberra comprise politicians and staff coming
to Canberra for sitting weeks, and embassy and
diplomatic staff. For politicians, often rooms or
flats within residential dwellings will be leased out
on a private arrangement between the owner and
the tenant. Central locations in close proximity
to Parliament House are sought after. Embassy
tenants will often sign long term leases and have
strict requirements on the type of accommodation.
Embassy precincts include the suburb of O’Malley
and sections of Red Hill, Forrest and Yarralumla.
Embassies will lease high quality prestige
accommodation with reported rents of over $3,000
per week.

Illawarra
The 2016 Census reports that just under a third
(29%) of properties in the Illawarra (Wollongong,
Shellharbour and Kiama LGAs) are rented out. This
number is slightly lower in the Shoalhaven (25%).
Median rent for the Shoalhaven is $280 per week
and $330 per week for the Illawarra. Major itinerant
tenant groups include: students around Wollongong,
Gwynneville and Keiraville; hospital workers around
the Wollongong hospital; and defence staff around
Nowra. Other types of tenants include Housing
NSW tenants and singles or couples who are not in
the position to purchase or have no preference for
owning a property.
The University of Wollongong is a large driver of
tenant demand in the 2500 and 2519 postcodes.
During February the demand for rental properties
in these postcodes is typically high as students
look to secure accommodation for the year. For the
remainder of the year demand is fairly balanced. The
recent supply of a large number of new units in the
Wollongong CBD does not yet appear to have caused
any major shift in the rental market although there
is concern of an oversupply in the short to medium
term.
Realestate.com.au reports the following snapshots
throughout the region: 2-bedroom units have a
median weekly rental of $410 in Wollongong, $310
in Barrack Heights and $270 in Nowra; 3-bedroom

houses have a median weekly rental of $600 in Bulli,
$495 in Figtree, $460 in Albion Park and $350 in
Nowra. Local agents are reporting that supply and
demand are fairly balanced in the region and we are
not aware of any incentives or inducements being
paid by landlords or renters.
The high end rental market is fairly limited in this
region although we note the following properties
currently listed for rent: a 4-bedroom, 4-bathroom
architecturally designed home 100 metres from the
beach listed for $2,000 per week; a 3-bedroom,
2-bathroom penthouse unit on Cliff Road in
Wollongong for $1,500 per week; a 3-bedroom,
2-bathroom penthouse unit on Cliff Road in
Wollongong for $1,500 per week; a 5-bedroom
2-bathroom renovated two storey dwelling in Kiama
for $1,200 per week.
Southern Highlands
The Southern Highlands encompasses the main
townships of Bowral, Moss Vale, Mittagong and
Bundanoon with associated transport and social
infrastructure. On the outskirts of the townships
are the villages and hamlets of Hill Top, Yerrinbool,
Colo Vale, Robertson, Berrima, New Berrima, Exeter,
Burrawang, Penrose, Willow Vale, Alpine, Balaclava,
Renwick, Wingello, Sutton Forest, Avoca, Fitzroy Falls
and Balmoral Village.
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accommodation in close proximity to work. Inner city
unit accommodation suited to this tenant bracket
ranges from $500 per week for a modern 1-bedroom
centrally located unit up to $2,000 per week for a top
quality penthouse.

The rental market in the townships comprises a
mixture of local families who may have sold in the
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Across the villages, there has been a resurgence
in the rental market, with villages located close to
the freeway such as Colo Vale and Hill Top leading
the charge. Rents for new 4-bedroom dwellings
in Hill Top are now topping the $500 per week
mark. Typical tenants in these locations are service
workers, be they hospital, education or police
employees.
Southern Tablelands
The rental market in Goulburn predominantly
caters to service workers, who would in the main be
employed by the hospital, police force or correctional
centre. Rents range from $300 per week for an
older style 3-bedroom dwelling in town to $550
per week in the newer 4-bedroom accommodation
redevelopment precincts of North Goulburn. Above
this price point the market thins out very quickly.
Newcastle
The rental market in Newcastle has largely been
stable for the past few years. We haven’t seen the
major increases in rental rates of some of the larger

capital cities. Our path has been somewhat more
gentle than severe. You could say that supply and
demand have been somewhat in equilibrium over
that time period, probably more so than the sales
market, which has favoured sellers for the best part
of three years now. With house prices in general
rising, it’s quite surprising that this hasn’t fully
translated through into the rental market. Part of the
answer lies in the treatment of investors by banks.
Investor loan rates have increased independently
of standard mortgage rates, mainly as a curb on
investor spending.

allowance for profit, holding costs, actual cost of the
spruce up and selling costs.

Owner-occupiers are in the ascendance and often
able to pay more than the investors. It’s a balancing
act for investors - they can’t get emotionally caught
up in the moment as they are chasing a return and it
comes down to mathematics. Owner-occupiers don’t
let maths come into it if they love a property.

Over the past 12 months construction of residential
homes has increased substantially, especially in
the outer areas with many more families moving
to Port Macquarie due to the facilities, lifestyle
and affordability of housing compared to the city
areas. Investors have also taken advantage of these
new dwellings by purchasing close to facilities and
renting them accordingly. The most notable area
is that of Brierely Hill which is within close reach of
the Charles Stuart University. The University was
built prior to any student accommodation being
constructed and there are many houses within this
area that are shared by university students. Some
of these properties return a rental of between $400
and $800 per week with the astute investor taking
advantage of the lack of student accommodation and
renting each room for $200 per week.

Incidentally there is also a third class - the flipper.
This group is in it for the short term value-add
proposition and moves on quickly to minimise holding
costs. They play with a different set of drivers than
the other groups. Key amongst them is the ability to
add significant value easily. They would prefer not
to deal with structural issues and almost exclusively
look for varying degrees of cosmetic overhauls.
Possibly a small extension or the addition of a deck is
the farthest most will go. Key is time in and time out.
Often these aren’t as lucrative as they appear after

NSW Mid North Coast
The major townships in our region are made up of
many diverse types of rental accommodation ranging
from high rise units, townhouses and villas through
to residential houses.
Focusing on the major centre of the region, Port
Macquarie, we see a wide range of tenants, including
university students, singles, double income no kids,
families and pensioners.

Residential

area and are yet to buy or build a new home and
families who have moved into the region and are
getting a feel for the area prior to committing to
purchase. Rentals can range from $550 per week
for a basic 1980s, 3-bedroom home in Mittagong to
around $1,300 per week for an executive residence
in Burradoo located close to the major secondary
schools in the region.
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All in all rental returns have generally eased over the
region and the investor needs to assess the specific
locality when purchasing an investment property to
ensure a good return.

Thrumster is also an area of high tenanted dwellings,
located within close proximity of the Pacific Highway,
with new home prices considerably cheaper and
no maintenance required compared to the older
dwellings within the inner parts of Port Macquarie.

Albury-Wodonga
The Albury-Wodonga region has a solid and broad
local employment base for a regional centre. Both
Albury and Wodonga benefit from being located on
the major transport route (Hume Freeway) between
Sydney and Melbourne, with transport logistics
a large industry. In Albury other large employers
include two university campuses, Asahi, Seeley,
Joss and ATO. In addition to Mars, Visy and three
ADF bases, Wodonga is the gateway to north east
Victoria, an increasingly popular holiday destination
for worn out city folk (especially the lycra wearing
crowd). The Murray River brings the two towns on
the border together and creates tourism employment
and higher local government jobs with two councils
operating. Unlike metropolitan areas where supply
and affordability are key drivers for the rental
market, employment and regional growth are top of
mind in this region.

With construction of new dwellings being so strong,
demand for rental properties has eased somewhat
in the outer fringes with some properties having to
lower their requested rentals to gain a tenant.
Rental demand within the inner circle of Port
Macquarie has remained solid, with rental prices
starting to stabilise, consistent with the increased
investor activity seen over the past 12 months in the
area.
Rents can range widely; for instance an average
2-bedroom unit within walking distance to town may
range from $250 to $400 per week, depending on
location, unit style, age, common facilities, views etc,
whilst the average 3– to 4-bedroom home will rent
from $450 to $600 per week, again depending on
location, etc.

The rental pool for the region is predominantly 3- to
4-bedroom, 2-bathroom, 2-car detached houses
with a mix of established and new stock available.

In Wodonga, there has been a significant level of
construction across multiple subdivisions, with local
and out of town investors driving this demand. The
new stages completed have increased supply of
new stock and rents have softened in this segment
for this reason. Rental returns have also softened
in the established dwelling market due to the lift in
market values for these dwellings, with investors
very active in this segment and also many first home
owners attempting to keep and rent out their first
home when they upgrade. The construction of new
housing stock is set to continue and generates a lot
of employment, the backlash being higher supply
and possible further softening of rents and higher
vacancy rates.
In Albury the diversity of rental stock is higher
although returns are often lower than Wodonga
with stronger capital growth. The Albury new
housing stock supply is also high from a construction
boom centred mainly around Thurgoona and
parts of Lavington and similar softening is likely,
with the Albury rental market having the seasonal
adjustments of student turnover each year for a
proportion of houses.
The common thread across the region in terms of
the rental market is the affordability of purchasing
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Recently large accommodation facilities have been
constructed, so it will be interesting over the next few
months to see if the above mentioned rental follows
the easing trend.
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Bathurst/Orange
Rental properties make up a minority of the
market. The rental markets tend to ebb and flow in
correlation with changes in the local larger industries
such as mining, health, education, and Race Week
in Bathurst. Investors have in the past been lured
to local property developments on the strength of
the rental market at a given time only to find the
situation to be more fluid than expected.
At present the demand for units has decreased with
agents reporting a higher than average number of
units available. Rents have been outpaced by capital
values over the past year as investors have been

willing to take a lower return. Demand for rental
properties overall is steady.

to live and also make an income out of their single
holding.

Most rental properties are between the $280 per
week and $380 per week mark. A modern 4-bedroom
brick veneer can be rented for $420 to $440 a week.
Rental assessments above $500 are somewhat
hypothetical as there is very little evidence to
support such a figure; however the capital value
of the property and the quality of accommodation
would dictate this to be its potential.

Northern Inland NSW
In the northern inland of NSW rental markets are
driven by various factors, plainly, this depends on
your locality, supply and demand and local economic
drivers.

A recent change has been an increase in the number
of new developments which have a main dwelling,
often 4-bedroom, 2-bathroom with an attached
or detached granny flat often with 2-bedrooms.
This is a flexible option in a number of ways and is
adding to the stock of properties likely to be made
available to the rental market. This was a popular
option around Albury a number of years ago and
seems to have spread to this area. Anecdotally it
seems that the number of granny flat developments
has also increased in line with higher density
options in Bathurst and Orange and a shift in living
requirements etc. While developments in the late
1980s to early 1990s can often be signified by the
oversized main bedroom and compact second, third,
and fourth bedrooms, more recent developments
seem to have responded to the fact that children
are staying or returning home for longer, multiple
generations are living together or people would like

The economic drivers in many smaller NSW northern
inland towns are largely driven by the rural and
mining and resource industries, however in towns
such as Armidale, a high tertiary student population
drives a large proportion of rental incomes. In
Tamworth, the region’s largest economic hub, rental
incomes are driven by industry diversity, a larger
population base and it’s fair to say rental yields
fluctuate less in Tamworth than in other town in the
region. In locations such as Muswellbrook, Aberdeen,
Narrabri, Boggabri and Gunnedah, the mining
and resource industry is highly influential on local
rental demand and as expected, demand for rentals
fluctuates depending on the economic conditions of
the industry.
Due to an increase in housing supply, recent rental
yields in Tamworth have softened and yields in the
5.5% to 6% range are generally expected. While
in stark contrast from recent years, agents in
mining towns such as Muswellbrook are reporting a
recent tightening in rental supply due to improved
economic conditions and mining activity. We are yet
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housing stock and a diverse range of investors
seeking different investment goals from the regional
property sector. The area has proven itself to be
good value for investors, tree changers, retirees
and young families. The good news for the future is
that the perception of Wodonga as the poor cousin
to Albury is fast evaporating; with the investment in
public infrastructure and new retail developments
now completed, Wodonga is catching up. The
highest rental for each area shows this. The highest
rental advertised on realestate.com.au for Albury
is $670 per week (3-bedroom, 2- bathroom, 2-car,
older character dwelling in terrific location) and for
Wodonga $700 per week ( 2-bedroom, 2- bathroom,
2-car, executive modern townhouse in a central
location).
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Supply of units and duplexes are small by comparison
to larger capital city markets, however we have
recently seen an increase in building activity of this
type of accommodation, in particular an increase in
duplex builds, largely driven by the investor market.
Weekly rental returns and quality of stock vary
considerably in NSW’s northern inland. From small
and remote rural lifestyle rentals returning $180 to
$200 per week, to smart, heritage home rentals in
East Tamworth and Armidale returning over $650
per week.
Supply and demand in the region is largely dictated
by the health of the local economy and local
industry, combined with macroeconomic factors and
government policy influencing potential investor
returns.
NSW North Coast
Lismore / Casino / Kyogle
The main regional centre of Lismore City on the Far
North Coast/Northern Rives offers a wide diversity of
property types within the city boundaries to suit the
taste of any potential tenant.

One would think that within such a range, there
would be ample opportunity to find a roof over your
head.
However, the past six to nine months have seen rising
rental accommodation demand along with dwindling
availability of rental stock. Therefore, we are seeing
relatively buoyant rises in rental rates across the
board from the humble 2-bedroom brick and tile
attached unit with carport to the modern 4-bedroom,
2-bathroom, dwelling with built-in double garage and
established landscaping.
There does not appear to be any defining tenant mix
where a particular segment stands out – with some
first home buyers cooling their heels (thanks to more
stringent lending criteria) in regard to dipping their
feet into the property market to the more mature
families simply looking for larger accommodation
while they await their dream house to be built.
A similar situation is being experienced in the smaller
rural towns of Casino and Kyogle, however they
tend to lean towards the part of the population not
in a position as yet to purchase property. Typical
rental rates in these towns vary from $150 to $180
per week for a very basic 2-bedroom unit to around
$400 to $450 per week for a modern 4-bedroom,
2-bathroom, double garage home.
Rent rates for Lismore City are generally consistent
within the suburbs of Lismore Central, Lismore
Heights, East Lismore, Goonellabah, South Lismore

and North Lismore with the usual fundamentals
having a bearing on the rental rate level i.e. quality
of living space (renovated or original); proximity to
town services such as shopping, parks, educational
facilities etc; garage accommodation and quality of
ancillary improvements such as pool, landscaping
etc.
We are not aware of incentives being utilised to bring
tenants in as the demand is already high; it’s just a
matter of finding available units or houses for them!
Under this environment, landlords are in a relatively
strong position. However, savvy landlords have
learned to be content with a stable tenant and not
risk losing a good tenant and in turn, may resist the
subtle pressure or temptation to increase the rent.
Unfortunately, renters with pets (particularly
large dogs) still find it challenging to find suitable
accommodation.
Units
Typical rental rates range from $200 to $265 per
week for a basic 2-bedroom unit with the upper end
of the range being either part renovated, having
large floor space or including secure garaging.
There are a handful of fully renovated units breaking
through the $300 per week level. Add a third
bedroom and rates are looking around $275 to
$375 per week with the occasional $400 per week
sneaking under the radar.
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to see concrete evidence of an increase in rental
yields within these mining and resource localities,
however rental stocks have tightened in recent times.
Armidale has seen a softening in rental yields driven
by student rental demand and increased housing
supply.
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There is currently limited available stock for
permanent rental properties in the central township
area of Byron Bay. This is largely a result of the
current strong demand for holiday accommodation
(either through local accommodation agencies or
Airbnb and the like). The lack of available stock and
current net returns being achieved through holiday
accommodation is resulting in high rental rates and
reduced affordability in the Byron Bay township.
Generally speaking, rents commence around the
early $300 per week mark for a basic 2-bedroom
unit in Ballina, through to $1,000 plus per week for
any residential product within close proximity of
the Byron Bay CBD or beaches which is considered
somewhat prestigious.
The current firm rental demand being experienced
throughout the coastal areas of the North Coast

is anticipated to remain strong, with the market
weighted in favour of landlords for the foreseeable
future.
It should also be noted that there are increasing
numbers of property owners choosing to construct
secondary dwellings or self-contained flats on their
properties for the purpose of separately letting
these areas and maximising returns due to the
current strong rental levels.
The Clarence Valley
As a result of the inflated workforce residing in
the area due to the Pacific Highway upgrade, the
residential rental market has seen a considerable
spike in price over the past 12 months with many
rentals being priced per room for road workers as
opposed to traditional home rentals.
Demand is generally consistent across the board
in areas such as Maclean, Gulmarrad, Townsend,
Harwood, Yamba, Iluka and surrounds for almost
all property types, however demand for high
maintenance properties such as large acreage or
prestige housing has inclined steadily with appeal of
this specific market segment being limited.
Rental supply is certainly outweighed by demand
at present. This trend looks set to continue into the
near future, in line with the progress of the Pacific
Highway upgrade.

There are extremely limited rental properties
available for sub $400 per week in these areas,
however there are still properties for sale for
between $300,000 and $400,000. Accordingly,
rising rents have seen an uptake in purchases at
the lower end of the market with people looking to
remove themselves from the somewhat inflated
rental market.
Coffs Harbour
When first discussing the rental market it is
important to look at the main statistics or drivers
for the locality. The Coffs Coast region has a diverse
range of property available and typically has been
attractive to families and the retiree market looking
for the sea or green change and taking advantage of
the lifestyle benefits. This is evident when looking
at the three main lifestyle groups within Coffs
Harbour as identified by realestate.com.au, being:
older couples and families 16.9% (families, couples,
extended families and single parents aged 55 to
64); maturing and established independents 12.9%
(families, couples, extended families and single
parents aged 35 to 44); established couples and
families 12.5% (families, couples, extended families
and single parents aged 45 to 54).
The main point to note of these demographics is the
age brackets which range from 35 to 64 years of
age representing 42.3%. Of interest, the sub 35 age
bracket only makes up a total of 12.7%, comprised
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Ballina /Byron
There is generally an under supply of rental
properties across the coastal areas of the Byron
and Ballina Shires. This can be attributed to several
factors, most notably lack of supply of rental
properties, a high percentage of transient residents
(particularly throughout the Byron Shire) and lack of
affordable property for first home buyers (potential
purchasers are generally required to rent for longer
periods in order to obtain a suitable deposit required
to purchase a property or simply cannot afford an
appropriate property at all).
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of: young families 1.8% (families, extended families
and single parents under 35) and independent youth
10.9% (couples, singles and home sharers under 35).

rental needs ranging from the budget $300 per week
to high end $650 per week and typically require fully
furnished properties.

Putting this into perspective, Coffs Harbour has a
population of around 26,000 people and reportedly
approximately 30% of its occupants are living in
rental accommodation. Median rental value for
houses is approximately $400 per week and units
$320 per week with vacancy rates sitting at around
1.5%.

Generally rental demand in the region is steady
with balanced supply, following similar trends and
levels as other NSW regional coastal towns that
have experienced increased levels of demand and
property values over the past 12 to 18 months.

We are seeing itinerant workers as increasing
players in the rental market primarily dominated
by two sectors having vastly different needs and
rental value levels required. At the lower end of the
spectrum are the backpackers and overseas workers
servicing the seasonal fruit picking industry which is
centred around the Woolgoolga locality. This sector
is characterised by cheap or budget accommodation
typically seeing properties taking advantage of all
rooms by maximising the number of persons able to
housed. Typical rents are being paid per bed rather
than per room and can be in the order of $100 to
$130 per bedroom.
The second itinerant worker sector is the ever
expanding construction industry which is seeing an
influx of both the executive and labour force entering
the rental market. This sector has a diverse range of
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Victoria

Rental vacancy rate trend

(DHHS 2017)

Inner Ring
Melbourne’s inner ring rental market, which includes
suburbs located within five kilometres of Melbourne
CBD, remains a landlord’s market with low vacancy
rates for both houses and units. There is currently
an under supply of detached and semi-detached
housing available for rent and while experts have
been vocal about their concerns of the potential
oversupply of inner city apartments, it may have
been preempted by recent changes in legislation
that restricts developers from selling more that
50% of the new off the plan apartments in the
development to overseas buyers. Additionally, there
is continued demand for inner city strata units due
to large amounts of foreign investment in off the
plan apartments that typically are left vacant. There
is a growing sentiment amongst experts in regard
to the inner city apartment market, stressing that
there might actually be an under supply of available
apartments in the medium to long term, with rent
levels still at a moderate level.
Melbourne CBD and the inner city suburbs are
dominated by young professionals with a high
proportion (63.3%) of renters according to RP Data
(2017), due to the close proximity to universities,
schools, nightlife, shopping and various other
amenities. Typically, demand for apartments and
smaller units from students in the rental market is
stronger during the university period of the year
(March to November) and dips slightly over the

summer period as many students return home for
the break.
Median rental prices for units in Melbourne’s inner
ring suburbs such as the CBD, Carlton, Richmond
and South Yarra range from $430 to $490 per week,
with average rental yields of between 3.7% and 5.1%.
Renting a house in the same suburbs will set tenants
back $620 to $650 on average with an average
rental yield of 1.7% to 2.5% (REIV 2017).
We believe that the market will continue to favour
the landlord within the inner ring, even with a new
wave of off the plan development projects coming
close to settlement, due to changes in legislation.
Yields within the inner ring have fallen in recent
years with around a 4.5% yield for apartments. The
National Australia Bank (NAB) estimates price drops
of 2.6% by the end of 2017 and then a further drop
of 2.4% in 2018. Even with price drops as extreme
as this, Melbourne’s population growth continues
to exceed expectations with 109,000 more people
than previously expected and BIS Oxford Economics
(BIS) warns of a shortage of apartments to cater for
demand, with an expected under supply of potentially
2,000 dwellings in 2018. This strong interstate and
overseas migration is expected to further tighten
vacancy rates and push rent levels higher through
a wide shortage of affordable housing options. This
is also tied to a new tax under Victorian legislation
which puts a 1% levy on the improved capital value
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Melbourne
In the past decade Victoria, and Melbourne in
particular, have seen an unprecedented population
growth becoming Australia’s fastest growing state
and city respectively. While the number of new
lettings across metropolitan Melbourne decreased by
5.2% from the June 2016 quarter to the June 2017
quarter, the average annual growth in the Victorian
rental market over the past ten years has been 5.8%.
In June 2016 the trend for the metropolitan rental
rate was 2.5% which has since tightened to 2.2% in
June 2017 (Source: DHHS 2017).
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and rental yields of 2.8% and 4.7% respectively.
An average weekly rental price in Burwood for
houses and units is around $500, but while detached
dwellings are yielding approximately 2%, units are
averaging 3%.

Middle Ring
Melbourne’s middle ring suburbs located within five
to 20 kilometres of the CBD, attract a diverse group
of renters including students, young and established
families as well as downsizers due to proximity to
educational institutions, whether primary, secondary
or tertiary, as well as availability of public transport,
hospitals and shopping centres.

Rental prices in more prestigious eastern suburbs
such as Hawthorn, Kew and Balwyn are averaging
$670 to $720 per week for houses and $380 to $420
for units, with average rental yields of 1.6% and 3%
respectively.

Apartments and smaller units are sought after
either in the locality of the tertiary institution itself,
such as Deakin University located in Burwood and
LaTrobe University and RMIT University campuses
in Bundoora, or nearby public transport for
easy accessibility to schools. On the other hand,
established families are seeking larger detached
and semi-detached housing located within primary
and secondary school zoning areas such as Mount
Waverley Secondary College in Mount Waverley as
well as several elite schools in Kew, Hawthorn and
Balwyn.
Out of the mentioned rental centres, Bundoora is the
most affordable with a median rental price of $390
per week for a house and $350 per week for a unit

Average rental prices for a 2-bedroom apartment in
the middle ring’s eastern suburbs are around $330
per week and it appears that the suburb’s location
does not have a major impact on the rent as long as
the apartment is located within close proximity of
public transport. Detached dwelling and townhouse
rents, on the other hand, vary from suburb to suburb.
Some rents are as low as $300 per week in Glen
Waverley for older detached houses, whereas rents
for larger modern houses can reach $850 per week.
The rental market in Melbourne’s middle ring
currently heavily favours landlords and we predict
further tightening of vacancy rates and growing
rental rates due to Victoria’s growing population.
Outer Ring
Outer metropolitan suburbs, located approximately
20 kilometres or more from the Melbourne CBD
are popular with families and those seeking more

affordable rental rates. These suburbs generally have
lower rental rates for houses than inner city units and
the proximity to the city plays a large part in rental
rates being achieved. Rental demand is also driven
by proximity to education facilities, local amenities,
public transport and road infrastructure.
The rental market of the outer suburbs is continuing
to grow and as the availability of affordable
properties continues to decline this demand is
expected to continue to grow. In the June 2016
quarter the proportion of affordable new rentals was
8.2% which has since decreased to 6.6% in the June
2017 quarter (source: DHHS 2017).
In the outer eastern suburbs, a large portion of rental
properties is located within the Melbourne southeast growth corridor as a result of local government
housing strategies. The establishment of new
suburbs such as Clyde North, Cranbourne East and
Botanic Ridge has made a great contribution to the
residential rental sector by creating new affordable
housing stock.
Median rental prices for 3- to 4-bedroom houses in
Melbourne’s outer south-eastern suburbs such as
Cranbourne, Cranbourne West, Clyde and Officer
range from $350 to $450 per week, with average
rental yields of between 3.7% and 4.2% (REIV 2017).
The median rental price for units is not available due
to lack of rental evidence.
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of the property if it is not occupied for a period of six
months. This is being used as a driver to push down
rental levels in the market and tackle the affordability
issue. This legislation is yet to be proven effective as
it is still in its development stages.
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Ballarat
The major tenant groups across the Ballarat region
are students and low income households. Other
tenant groups include people who have recently
moved to the area looking for accommodation in
the get to know you period. This group typically rent
different properties to the first two categories.
The main drivers of tenant demand across regional
markets are population growth and wage growth.
While wage growth in the Ballarat area has been
stagnant, as it has across the country, population
growth has been significant. The 2006 to 2016 period
saw Ballarat ranked the fourth fastest growing city
in the country. The economics from there are simple:
more heads need more beds. This creates demand
which outstrips supply and increases price. The why
however is as always far more instructive than the
what.
Ballarat’s population growth can be attributed to
several key factors including proximity to Melbourne,

quality education and health care services and long
term employment in industries with future potential.
A typical rent for a property in a suburb within the
middle ring of Ballarat such as Sebastoopol, Mount
Clear, Alfredton, Ballarat North and Candaian is $300
per week. This amount would lease a 3-bedroom
family home with 1- or 2-bathrooms in varying
condition depending on location. The bottom of
the rental market is around $150 per week for a
1-bedroom unit in a B grade location. The top of the
rental market would be around $600 per week. This
would lease a large quality home in a first rate area.
The above mentioned rental demand created a
significant increase in supply in the middle ring
suburbs of Ballarat in the past five to seven years.
This brought supply back in line with demand around
early 2015. Since this period we have seen a slight
cooling in rentals achieved and new properties
constructed. The current rental market at present
is close to parity, with supply and demand almost
balanced. As usual, quality properties attract a
premium and second grade stock is difficult to move.
In the event the population of the city continues to
increase, we envisage rents will again rise. This will
once again spur local developers to action to sate
demand.
One of the most expensive rental prices achieved of
late was $625 per week at 208 Wendouree Parade,

Lake Wendouree. This property has excellent views
of Lake Wendouree. It is a two level, circa 1960 built,
4-bedroom, 2-bathroom fully updated dwelling which
we feel would be a very nice place to call home.
Baw Baw
Rentals in the Baw Baw region have remained strong
with low vacancy rates and strong rental prices
across all property classes. Rental rates are typically
4% to 6%. The market is a mixture of retirees and
young families.
There is a large supply coming onto the market with
the expansion of Waterford Rise, Emberwood Estate
and other subdivisions entering the market. This
may place downward pressure on rental rates and
increase vacancy rates as more dwellings enter the
market.
Bendigo
The Bendigo rental market is dominated by detached
housing. The market is split between new and
established dwellings with the majority of established
dwellings for rent located within the urban centre of
Bendigo. Newer rental housing is typically located
in the outer suburbs in new residential subdivisions.
Inner suburbs such as Flora Hill and Kennington
have a high number of university students driving
the rental market given the proximity to LaTrobe
University campus. The market for new dwellings
is primarily located in the Epsom, White Hills and
Kangaroo Flat areas situated between five and
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Meanwhile, median rental rates for 3- to 4-bedroom
houses in outer western suburbs such as Werribee
and Melton range from $290 to $330 per week with
a rental yield of between 4.4% and 4.5%. Closer
towards the city we are seeing higher rental rates
with Tarneit and Hillside median rentals for 3- to
4-bedroom houses ranging from $370 to $400
per week with a rental yield of approximately 3.8%
(source: REIV 2017).
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Echuca/Moama
The rental market in Echuca/Moama has been
relatively tight, consistent with a lack of residential
stock for sale. This consistently peaks in the late
spring and summer months as new professionals
enter town prior to taking up appointments in the
new year. This has pushed up rental in recent times
and older accommodation is now fetching as much
as $350 per week for a 3-bedroom, 2-bathroom
residence while more modern accommodation is
typically over $400 per week. The market tends to
cap out at $500 to $600 per week, regardless of the
value of the property.
The impending construction of the second EchucaMoama Bridge is likely to result in a spike in demand
from employees associated with the project and
many are tipping a short term spike in pricing
and reduced availability while the project is in its
construction phase.

Mildura
There has been consistent demand for rental
accommodation in Mildura in recent years and
vacancy rates continue to be low as a result. The
message is that if you have a residential property
which is reasonably well presented, you should
have little trouble obtaining and retaining a suitable
tenant.
Agents report that most properties are being re-let
relatively quickly and that rentals for well-presented
properties are generally able to be increased by
around $10 per week when they are re-let. Landlords
need to be prepared to undertake some maintenance
in order to maintain their property’s presentation.
The expectation of continued population growth
in the region should help underpin future rental
demand.
The median rent for houses in Mildura is around
$290 per week and for units around $240 per
week. Demand is strongest for 3-bedroom homes in
the range of $260 to $320 per week. There is less
demand for rentals above $400 per week and it can
take longer to re-let these better standard homes.
Many younger, single tenants prefer to live close to
the centre of town, while families with young children
often prefer to be within walking distance of schools
etc.

Tenants often investigate the suitability of air
conditioning and especially for higher priced
accommodation, will expect that it is able to cope
with some of the region’s extreme temperatures.
Energy efficiency is probably not yet on tenants’
radars but will almost certainly become more
important as time goes by.
While rents are cheaper in most of the surrounding,
smaller towns, the exception is Robinvale, located
approximately one hour’s drive south-east of Mildura.
Robinvale is the centre of the booming table grape
and almond industries in north-western Victoria
and consequently draws a huge number of seasonal
workers. The 2016 census indicated that Robinvale
has an official population of around 5,000, however
reliable estimates suggest the population is closer
to 7,000 for much of the year. There is a chronic
shortage of suitable rental accommodation and the
town’s median rent is at least equal to and possibly
higher than Mildura’s.
Warrnambool
The Warrnambool rental market has a healthy
balance of favouritism when we compare the landlord
to the tenant and at present has a good supply of
available properties for rent. Rental returns for
landlords are generally around 5% to 6%. With the
purchase price for investors being generally sub
$400,000, it is a popular market that attracts a wide
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seven kilometres from the Bendigo CBD. Rents are
fairly consistent across Bendigo with the number of
bedrooms considered to be the biggest determining
factor in rental amounts. Older housing is located
closer to the CBD and newer housing is further
away which is considered to have a balancing effect.
Average rent for a 3-bedroom house is around $280
to $320 per week. Units typically achieve between
$220 and $260 per week.
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Tenants on the other hand are fortunate with
the supply of new dwellings that are available for
rent. A tenant can rent a 3- or 4-bedroom, newly
constructed dwelling for $350 per week. At this price
bracket we see predominantly young families with
one or two children or a group of adolescents seeing
the benefit of splitting costs amongst a group to
achieve a low cost of living. The majority of this type
of property is located within the newly constructed
residential developments which tend to have a slight
oversupply.
Inner Warrnambool or locations along the beach
attract a different tenant who is willing to pay in
excess of $450 per week. They comprise generally
young or middle aged professionals, being health
or business related, who see the benefit of being
located within close proximity of work or the beach.
The inner Warrnambool rental market also caters for
the unit market with the predominant tenant being
from an older demographic, commonly looking to
down size and locate within close proximity of the
CBD or hospital.
The west and north-west of Warrnambool is
predominantly owner occupied, however is
interspersed with tenants with lower incomes who

are willing to pay around $250 per week for a neat,
circa 1970 to 1980 dwelling that doesn’t have the
mod cons of a newly constructed dwelling.
Being a regional centre, Warrnambool has been
somewhat removed from outside influences and
the dramatic changes to trends seen in some
metropolitan areas. Historically Warrnambool has
provided both the landlord and tenant with good
opportunity to either invest or enter into a rental
market at an affordable level.
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variety of investors, being mums and dads, young
couples or financially secure families and businesses.
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Queensland

… and then the unit construction boom kicked in.
The number of high rises constructed over the
past few years in our CBD has been staggering.
Compounding our current woes is, many were
designed to appeal to investors – compact, functional
for tenants, but a little unappealing.
Twelve month rental guarantees would help bring in
the buyers in many projects, as tenants enjoyed the
‘new car’ feel of moving into a recently constructed
tower. Happy days for the first 12 months, but then
things changed. Tenants were able to rent jump
where they would move after a year in one tower to
a new building for the same, if not less, ¬dollars. This
left empty units in their wake.
Late last year saw a confluence of factors result
in the unit oversupply situation we currently have,
where there’s too much stock for both sale and rent
and not enough demand for either.

The result, our once steady rental market is taking
a bump and we are seeing rents drop. Tenants are
able to take their pick from a large pool of options
and owners are offering everything from iPads and
cashbacks to rent free periods in order to lock in a
rent paying resident.
The split is such that good quality units, in well
serviced and maintained building are doing OK –
particularly those with a design that has a little more
‘owner-occupier’ appeal. The secondary quality
stock… not so much.
In the CBD and inner-city suburbs, the typical rent for
an average 1-bedroom unit is around $350 to $400
per week. Prime stock will do better, while secondary
stock will do worse.
Along the same lines, 2-bedroom units will achieve
around $450 to $550 per week.
Tenant types can vary with a concentration of
students to be found in Fortitude Valley, parts of the
CBD and South Brisbane. Young professionals (some
of whom may be rentvesting landlords) seem to like
Newstead and the better-quality CBD stock most.
The flow on from the oversupply situation is being
felt in older stock too. There’s no denying landlords
are having to drop their rent at renewal time in order
to retain tenants. The smart ones do it early to avoid

vacancies, because once a tenant hits the open
market, there’s plenty out there to tempt them.
Heading away from town and into the north side of
our city, you’ll find more detached housing available,
but dominant tenant demographics tend to follow
distance from the CBD and access to transport,
education and employment nodes.
Middle ring suburbs such as Carseldine, Aspley,
Chermside, Chermside West and Stafford/Stafford
Heights see reasonable demand from itinerant
workers and professionals looking for a bit of
extra room. Demand from this group has steadied
somewhat in recent months, much to the relief of
landlords who had to take a bit of a hit earlier in 2017.
Of course, the rise in vacancies at the start of the
year prompted some owners to lower their rents, but
we are seeing tenant demand steady now.
There is one group who seem to be making the shift
from renting to home ownership. Professionals
are starting to recognise the relative affordability
of buying in our city (particularly compared to
Melbourne and Sydney) so many are becoming first
time buyers. We don’t have hard and fast numbers
of this movement, but certainly it’s something we’re
seeing on the ground in a qualitative way.
The inner ring northern addresses such as Wavell
Heights, Kedron, Nundah and Kalinga appeal more
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Brisbane
We in the great south east have always viewed our
rental market as reliable, steady and great for long
term landlords. Rents seemed to increase with
monotonous regularity. They’ve rarely shot up fast
enough to scare away tenants. It was so harmonious
you could almost hear gentle harp music playing in
the background.
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There’s also the big pool of renters in the far
northern suburbs including the new estates. Places
such as North Lakes, Griffin and Mango Hill etc. as
well as the more affordable suburbs like Deception
Bay, Kallangur and through to Strathpine appeal to
tenants. With improved transport options making the
daily commute a little easier, plus the comprehensive
retail services available in these new estates, you can
see why vacancy rates are OK.
Housing in the northern suburbs can see rents of
around $420 to $550 per week achieved. One of
the cheapest, inner north suburb rentals we’ve seen
of late is 34 Victoria Street, Gordon Park for $300
per week. This 2-bedroom, 1-bathroom unrenovated
abode would be well suited to those seeking location
over aesthetics.
One of the best quality rentals we’ve seen recently in
the inner north has to be 14 Rupert Street, Windsor
for $2,200 per week. This beautifully renovated
three-level character home with great city views has
multiple living spaces and a pool for the tenants.
Overall in the north the market has steadied. It might
be slightly weighted in the tenant’s favour, but rental

property supply may start to tighten in response to
the banks getting tougher on investor lending. While
we don’t expect vacancy rates to plummet, they
appear to have reached their peak for now.
Most of the middle-ring action in this stock sits in and
around Chermside, Nundah and Kedron but these
areas also need to deal with a touch of oversupply.
Tenants are in the driver’s seat and landlords must
be careful with their pricing. Some of our contacts
are reporting attached housing being vacant for up
to ten weeks with many offering incentives including
gym memberships and removalist costs in order to
lure tenants. Unfortunately for long-term owners,
second-hand unit stock is being hit harder than new
units, so they must get very competitive.
Interestingly, we are seeing a lot of the new
townhouse construction being designed away from
tenants and towards owner-occupier residents.
These townhouses will have a larger floor area,
higher quality finish, 2-car accommodation and even
4-bedrooms.
Certain suburbs provide accommodation bases for
particular tenant types. Mount Gravatt sees plenty of
demand from students and young workers with good
access to retail facilities, easy access to the highway
and reasonably strong public transport options.
Sunnybank, Sunnybank Hills and Roberston find a
place for the international student demographic.
Here, landlords are looking at 1970s brick high set

homes and renting multiple bedrooms over both
levels. Renting out an investment room-by-room has
proved a lucrative way to boost yield.
In the southwest around Sherwood and Corinda,
were seeing an increase in unit and townhouse
construction with young workers and students taking
up leases. In these same suburbs, detached homes
are appealing to families who can find reasonable
accommodation at a fair rental and in close proximity
to café hubs and other lifestyle facilities.
Tenant demand on the south side for all
accommodation types is driven heavily by retail and
transport with hubs such as hospitals and universities
providing the tenant base.
In these hubs, however, unit supply is strong to the
point of oversupply. Tenants are calling the shots and
won’t haggle but will offer a take-it-or-leave-it price.
In the short term, we expect rents to keep dropping
in these locations, but only slightly.
If you’re a potential property investor looking for a
slightly skewed silver lining in this grey market cloud,
it’s that second hand unit values are dropping along
with the rents, so your yields are, overall, holding
steady (I warned you my logic was skewed).
Toowoomba
The Toowoomba rental market appears to have
stabilised after vacancy rates fluctuated between
3% and 4% between January 2016 and January
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prominently to owners, so tenants are rare – mostly
they’re professionals. Rental yields on property in
these locations aren’t great compared to suburbs
further out so investors are buying for capital growth
rather than return.
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Toowoomba and surrounding suburbs have a very
diverse rental market with a large range of rental
properties in all areas and at varying price ranges.
The unit rental market varies anywhere from $160
to $450 per week depending on size and location.
The housing rental market can vary anywhere from
$180 to $700 per week. Having such a diverse
rental market naturally means a diverse range of
tenants and household types ranging from students
accessing the University of Southern Queensland,
patients of the three hospitals, workers of the
recent and current development projects, families
relocating for the range of schooling available and
workers and professionals.

There is no obvious market favouring tenants
or landlords with reasonably stable supply and
demand factors at present. The Toowoomba area
has traditionally had a stable rental market with
reasonably low vacancy rates and enough rental
competition to keep rents at acceptable levels.
With new product still being made available to
the property market, big infrastructure projects
completed, underway and pending, the rental market
will be one we will be continuing to study closely.
Gold Coast
Southern Gold Coast
Overall, the rental market is quite strong and in
general is still improving in line with the overall
residential market. Most property managers across
most sectors are reporting limited vacancy and
generally increasing rental amounts with tenant
changeovers. Demand continues to be stronger
for more popular localities such as Burleigh and
Coolangatta.
In Burleigh, demand for townhouse type properties
in the under $450,000 price bracket is strong with
more demand than supply, which is also the case
for duplex style units in the $450,000 to $600,000
price bracket. The rental market for houses in the
$600,000 to $1 million price bracket is solid, with
local property managers reporting a quick turnover
of between one and two weeks if properties become

vacant. One property manager has four dry block
properties rented at between $1,000 and $1,100 per
week in the Burleigh area. Generally speaking, rental
returns are less for properties closer to the beach,
however those properties generally have higher
capital growth.
The above scenario is repeated for suburbs such as
Palm Beach, Tugun and Coolangatta.
In Varsity Lakes and Robina there could be a risk
of oversupply of rental units which would lead to a
decrease in rental returns. In 2016 and 2017 there
has been a significant number of new medium to
large unit developments with a lot of investment
product.
Central/Northern Gold Coast
The trend of limited vacancy and rising rents has
continued across the corridor over the past six
to twelve months. Employment centres of the
Southport CBD, the Gold Coast University Hospital
and Griffith University precinct as well as stage 2 of
the light rail construction have ensured that demand
for rental properties remains high. Detached housing
in the central areas close to these employment
centres such as Southport, Labrador, Molendinar
and Runaway Bay are seeing strong demand from
hospital and university professionals, students and
their families. Property managers in the area report
many properties having multiple inspections and
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2017 following an apparent oversupply of investor
driven new housing and unit product. Since a large
exit of absentee investors and cooling of the market,
vacancy rates have continued to fall to a more
comfortable rate of 2.6% as at September 2017.
This could be a result of less new product being
brought to the market and a gradual taking up of
new properties. Additionally, the Toowoomba Second
Range Crossing project is well underway, employing
approximately 700 people. With many based locally,
anecdotal evidence suggests that a many of these
employees occupy a number of rental properties
and are contributing to the current lower vacancy
rate. This may be proven once the Range Crossing is
completed at the end of 2018.
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Canal front prestige homes in the central and
northern corridor experience a higher degree of
competition with a smaller pool of potential tenants
and a comparatively higher number of properties
advertised for rent. Rental increases in this segment
have been modest over the past six to 12 months
with rental rates of over $1,000 per week difficult
to achieve. Many landlords within the Hope Island
and Helensvale prestige markets have found better
returns with short term and holiday rentals. A variety
of property managers offer this service and report
currently strong demand from tourists visiting the
Gold Coast and theme parks. If tourism or short term
rental demand were to decrease in this segment
there may be an increase in the number of prestige
canal front homes available for permanent rental.
This would put further downward pressure on rental
values in the segment.
The unit rental market in central areas such as
Southport remains strong despite increasing
competition from the completion of new

developments. For example, on site property
managers in Southport Central (a three tower
high-rise development in central Southport) report
increasing rents over the past twelve months with
strong demand even though unit values within the
complex have only seen modest price increases. Twobedroom apartments within this development with
recent sale prices between $430,000 and $480,000
can expect to achieve weekly rents of above $550.
Improved transport links and upgrades of nearby
retail centres appear to have had a positive affect on
desirability for this market segment. The completion
of stage 2 of the light rail and the future release of
the Commonwealth Games Village apartments onto
the rental market present a future risk to rental
values with a large increase in stock available and the
completion of a major construction project possibly
influencing demand.
There has been a recent increase in available units
and townhouses for lease in the Hope Island area
with the completion of multiple new developments.
Currently, agents are reporting strong demand from
tenants for this new product and incentives are not
currently required.
North-Western Gold Coast/Southern Logan City
The rental market has remained fairly stable over the
past six months in the north-western growth corridor
of the Gold Coast and Southern Logan City. There
have been a number of reports of increased interest

from younger families in the rental market for houses
and townhouses in these locations. Tenants are
seen to be seeking out more affordable options in
the further removed developing estates of Logan
City such as Yarrabilba and surrounding localities as
infrastructure in these areas continues to grow.
Local agents have reported instances of easing rental
prices and longer marketing campaigns necessary to
secure tenants in the developing estates of Southern
Logan City, with a continuing influx of new stock and
a larger portion of investor purchasers entering the
market. As a result, the rental market is seen to be
weighted in favour of tenants rather than landlords.
Inversely, there have been reports from agents in
the more central localities of Upper Coomera and
surrounding areas seeing greater numbers of owner
occupier purchasers rather than investors entering
the market, decreasing available rental stock.
Demand for freestanding homes in the sub
$600,000 price range has remained relatively stable
in the north-western Gold Coast growth corridor
with most agents still reporting multiple offers from
local owner-occupier interest on listed properties.
That being said, there appears to be a cooling in the
investor space off the back of stricter lending policy.
Northern Growth Corridor – East of the M1
The rental market in the established residential areas
of the north-east Gold Coast is generally strong
with property managers reporting limited vacancies
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applications being received from the first open for
inspection. This has weighted the market in favour
of landlords who are able to demand higher rents.
In desirable suburban locations such as Runaway
Bay, Biggera Waters and Hollywell close to the
Broadwater, landlords can now expect to achieve
above $650 per week for an average 4-bedroom
home.
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and multiple offers on rental properties resulting
in rising rents over the past twelve months. Local
property managers in Eagleby report that the supply
of rental properties due to interstate investment
has resulted in rental properties remaining stable
or slightly improving over the past six to 12 months
with a standard 3-bedroom, 1-bathroom, 1-car
accommodation achieving $300 to $330 in rent
per week and 4-bedroom, 2-bathroom, 2-car
accommodation achieving $410 to $440 rent per
week.
New investment estates in Pimpama and Coomera
have a large number of properties available for rent
with some property managers offering rent free
periods and other forms of incentives to attract
tenants. The ongoing supply of new investment
property to the market has resulted in increased
vacancy periods and reduced rental income
for investors in the area. A typical 4-bedroom,
2-bathroom, 2-car accommodation dwelling located
in a predominantly investor estate is achieving $420
to $450 rent per week.
Demand continues to be strong for owner-occupier
estates and low maintenance product such as duplex
units and townhouse units. Local property managers
who actively market this product advise that duplex
and townhouse units are in high demand with semimodern 3-bedrooms, 2-bathroom units achieving
$320 to $350 per week and new or modern product
achieving $400 per week.
Coomera Waters demand is also strong with dry
dwellings achieving $550 to $650 per week and

waterfront prestige homes achieving $800 to $900
per week with rents increasing from twelve months
ago. Owners have advised that better returns for
waterfront properties are achieved through Airbnb
and other short term holiday accommodation.
Sunshine Coast
Being a coastal area, beachside localities are always
popular amongst tenants. Demand for housing in
these areas along the central and southern parts of
the coast is currently being driven by the opening of
the new Sunshine Coast University Public Hospital.
The rental market along the coastal strip is still
difficult to get into, with the majority of property
managers reporting multiple applicants for each
property. The areas with good access to schools and
shops and to a lesser extent public transport, are
always popular amongst tenants.
There has been a large increase in dual occupancy
homes constructed across the coast, which has
increased the supply of more affordable rental
properties within these areas. Tenants now have the
ability to get into a near new small 1- or 2-bedroom
attached unit for $300 to $350 per week within
the new estates through the addition of these dual
occupancy homes.
The top end of the rental market tends to top out at
around $1,250 per week regardless of the property
value, however a short lease could achieve a rental
up to $1,500 per week. This will get you an executive
style canal front property, a penthouse apartment
with ocean views or even a prestige rural residential
dwelling on a couple of acres. On the other end of the

scale the most affordable rentals are located within
the hinterland townships with an older style very
basic 1 bedroom unit in Nambour being available for
rent at $190/week.
Tenants on the Sunshine Coast cover the full
spectrum from students, young families saving for a
deposit, single income families, casual employees as
well as people renting while the new family home is
being constructed.
Agents at the coalface are still reporting good
tenant demand, not only along the coastal strip
but throughout the whole of the Sunshine Coast.
Demand for houses and townhouses, particularly
anything with a pet friendly yard, continues to be
strong and as a result we have seen rental increases
upwards of $20 per week for most rental properties.
The majority of rent rolls are reported with vacancies
under 2% in coastal areas and under circa 4% in
hinterland areas.
The supply of units is increasing with new multistorey developments recently completed mostly
located within close proximity to the new hospital
and the University of the Sunshine Coast. Currently
the supply of rental units in the area of the hospital
is relatively high and as a result we are seeing
some discounting occurring as new complexes are
completed. Moving forward, units constructed in
secondary locations for permanent occupancy are a
concern for investors.
Generally, the rental market on the Sunshine Coast
from Noosa to Caloundra is strong with low vacancy
rates.
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Hervey Bay
Vacancy rates on the Fraser Coast tend to fluctuate
however have generally been below 5% for an
extended time now and currently sit at 2.6%.
Although the supply of homes in Hervey Bay
continues to increase as more estates are developed,
rental demand appears to be meeting supply. The
rental price in most asset classes in Hervey Bay
has remained relatively stable or showing a slight
improvement over the past 12 months. Modern
on ground 4-bedroom, 2-bathroom dwellings
achieve between $360 and $400 and 3-bedroom,
2-bathroom dwellings between $340 and $380
per week unfurnished. Three-bedroom townhouse
units achieve around $300 to $340 depending on
proximity to the Esplanade and 2-bedroom villa
style units can achieve up to $300 per week. The
Fraser Coast has a very broad demographic profile
so the tenancy mix for each asset class can vary
considerably as well. Given the continued population
growth and supply of affordable housing, we consider
rental demand and supply to remain relatively steady
over the next six to 12 months.

Bundaberg
The current rental market in the Bundaberg and
Bargara area is steady.

Bundaberg
Median weekly rents (source RTA)

REIQ data on the right shows this trend from the
June 2016 quarter to now.
The most active rental price points in the market
appear to be for 3-bedroom houses around $285
per week. For this money you can get a very tidy
3-bedroom, 1-bathroom, with 1-car accommodation.
Bigger and better quality homes show around $320
to $360 per week in both the Bundaberg and Bargara
areas. Affordability is still the key factor in this
market.
Gladstone
The timing of this topic comes at a remarkable
time for the Gladstone rental market. For the first
time since December 2012, the vacancy rate in the
Gladstone region has dropped below 4% - just! The
rate for September 2017 is currently sitting at 3.9%
and has fallen steadily over the course of 2017 from
7.1% in January.
The oversupply that has plagued the Gladstone
property market over the past several years is
diminishing and the general feel of the market is that
times are changing.

Typical rental ranges for several property sectors
include:
• modern, 4-bedroom, 2-bathroom homes are
currently renting for roughly between $200 and
$300 per week;
• modern, inner city 2-bedroom apartments are
between $180 and $300 on a furnished basis;
• 3-bedroom townhouses are between $150 and
$250 per week;
• older townhouses or units are typically under $120
per week.
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While we do not expect rapid change in the rental
market, we do expect that the vacancy rate will
continue to decline for the remainder of the year and
into 2018, leading to a balanced rental market with
opportunities for growth.
Emerald
The vacancy rate has continued to tighten in Emerald
over the past 12 months with varying agencies
reporting it to be around 4% to 6%. Stock in some
areas is now very limited and all agents are reporting
that rents are starting to rise slowly. There appears
to be a quiet confidence in the economy with some
positive indicators around the resources sector. Base
rent is still $120 per week for a basic 2-bedroom unit
and $600 per week for a modern executive home in
good location. We predict the vacancy rate to slowly
continue to tighten.
Rockhampton
The focus on the rental market in Rockhampton
and the surrounding satellite suburb of Gracemere
has been of particular interest over the preceding
months and more so of late given recent
announcements.

Over the past couple of years, the pendulum of
power has been well and truly on the side of the
tenant as higher vacancy rates and ample supply
have allowed tenants to negotiate on rates and
terms. However, recently there has been a steady
decline in vacancy rates with Rockhampton’s overall
vacancy rate dropping by over 2% since June to now
sit in the mid 4% range. Gracemere has followed a
similar path to Rockhampton and now has a lower
overall vacancy rate than Rockhampton, sitting in the
low 4% range.
Within Rockhampton itself, there are a number
of different sub-markets which appeal to certain
tenants. With all three of Rockhampton’s hospitals
located on the southern side, health professionals
typically tend to live in the areas surrounding the
hospitals due to convenience. Those employed by
the university on the north side of Rockhampton
tend to prefer the areas surrounding the university,
including Norman Gardens and Kawana. Likewise
those working at the abattoir gravitate towards the
surrounding suburbs of Koongal and Lakes Creek.
What has been consistent across all markets in all
areas is that tenants have displayed a preference
for better presented and maintained properties.
Properties that provide limited facilities have relied
almost solely upon price incentives to attract
potential tenants. Conversely, the better presented
properties appear to have maintained better vacancy
rates. Generally, the weekly rental market is in the

high $100s up to the high $400s per week depending
on the location and quality of the accommodation.
At the high $100s, a prospective tenant would be
looking at a small, older style unit or a very dated
smaller house in a secondary location. From this
point, the quality, location and size start to improve.
In the $400s per week a prospective tenant would
be looking for a well presented home in a desirable
location or a newer unit in Rockhampton’s CBD with
city or river views. Over $400 per week, the rental
market starts to thin out quite quickly, however the
highest recent rentals lately have been $600 per
week for a fully furnished unit in Rockhampton’s CBD
overlooking the river and $600 per week for a large
executive house in a sought after location.
Recently, it was announced that Rockhampton and
Townsville were the joint winners of the FIFO base
for the Carmichael Coal Mine (Adani) in the Galilee
Basin. With a guaranteed 1,100 construction workers
to be based in the boundaries of the Rockhampton
Regional Council over the next couple of years, it will
be a matter of wait and see as to what impact this
has on the vacancy rate in the greater Rockhampton
area. Should vacancy rates drop significantly, it
would start to place upward pressure on the weekly
rental rates and start to swing the pendulum of
power more and more towards the side of the
landlord.

Residential

The declines in rental values are finally finished
and stabilisation has occurred over 2017 for most
property sectors. Some agents are also reporting
small increases in rental values, mainly for
4-bedroom modern homes.
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Although there does not seem to be an increase
in population in the region, we believe that the low
interest rates and house prices in Mackay have
allowed tenants to purchase properties which they
had previously been renting and this has started to
dry up rental stock.
Modern 4-bedroom dwellings in inner or sought after
suburbs are currently renting at around $400 to
$450 per week whereas those in outer suburbs are
currently renting at around $300 to 350 per week.
Three-bedroom dwellings in inner or sought after
suburbs are renting at between $300 and $350
per week and those in outer suburbs are currently
renting at between $280 and $320 per week. Semi
modern to modern 2-bedroom units located in inner
suburbs are currently renting at between $200 and

$250. Older style 2-bedroom units or semi-modern
units in outer suburbs are currently renting at
between $170 and $210 per week.
The rental market in the region is currently
considered to be at a balanced level and we expect
this to remain the same throughout the rest of 2017.
There are some large infrastructure projects in the
works for the Mackay region and growth will depend
on whether or not employment will be local or not.
Other growth factors will depend on employment in
the mining and mining related industries.
Whitsunday
Due to Tropical Cyclone Debbie the rental market has
changed significantly with the influx of builders and
tradespeople. The rental market is tight and rents
have increased. This has also put pressure on the
average renter who may have been displaced due to
damage to the property they were renting and who
now has to find some short term accommodation
while their property is being repaired.
While the unit rental market has increased, it is not in
as high demand as the detached dwellings market as
builders and tradespeople are looking for room for
trailers etc.

It will be interesting to see how the rental market
unwinds as most building companies say that they
have work for the next two years with the repairs
from Tropical Cyclone Debbie. With more dwellings
being repaired and the demand lessening for
tradespeople as time goes by, it will be interesting to
see if the market will remain stable.
In a normal property cycle, all markets (sale and
rental) start to firm at the same time. We are
experiencing the selling market firming with early
signs of increases, so at this stage we are all set to
see some improvement in the market as a whole in
the Whitsundays.
Townsville
Since early 2014, Townsville’s residential rental
market has been trending at an overall vacancy rate
above 5%, exhibiting an oversupplied rental market.
Our latest HTW Monthly Rent Roll Survey indicates
that the rental market conditions throughout 2017
are showing a progressive return to more balanced
conditions, with the overall vacancy trend levels as at
October 2017 standing at 3.3% for houses, 6.2% for
units and 4.4% overall. The unit market continues
to exhibit an oversupply of product available relative
to demand, which has been the case over the past

Residential

Mackay
Mackay experienced an oversupply of rental stock
after the downturn and vacancy rates were sitting
at over 9%. However over the past two years things
have started to shift. According to the REIQ, vacancy
rates sat at 6.4% in the March quarter of this year
and fell to 4.5% in the June quarter, however some
property managers have recently reported vacancy
rates are now at sub 3%.
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three to four years with the unit market consistently
showing a higher vacancy rate compared to the
housing sector.

Population growth is a big driver of the rental market,
with growth over the past four years being below the
long term average growth rate. As local economic
conditions strengthen and rebuild we are likely to see
a more positive population growth over the coming
year. There are a number of large scale projects
either underway or readying for commencement
which is attracting workers from out of town. This is
assisting in reducing the vacancy rate.

Residential

Median rents have been in decline for the past three
to four years, however these appear to have now
been arrested for houses with vacancy rates starting
to reduce. The latest quarters are now indicating
tentative increases for houses, whilst unit rents
remain soft. During the September 2017 quarter the
trend median house rent stood at $315 per week
and the trend median unit rent at $252 per week. In
trend terms, the September 2017 median rents for
houses reduced by 11% and units by 14% from their
corresponding levels in September 2013.
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Rental vacancy trends for houses have remained
consistently tight over the past five years as a result
of rental demand continuing to exceed the very
low levels of new rental housing supply coming on
line over the period. In addition right now is the
peak rental demand time of year and agents are
reporting a distinct shortage of supply and multiple
applications for any properties that do come onto
the market. The latest trend rental vacancy rates for
September 2017 stood at 1.9% for houses, 2.1% for
units and 2% for the market overall. Coupled with
the low level of new rental supply being created due
to reduced levels of investor housing activity, rental
market conditions are expected to stay tight for
some time.

Our chart depicts the correlation between rental
vacancy rates and rental growth in Cairns in recent
years. It highlights that rental rents have continued
to ratchet up, with 2016-17 median rent levels
reaching $395 per week for houses and $285 per
week for units. Interestingly though, rent increases
over the 2012 to 2013 and 2016 to 2017 period have
not been as pronounced as they were in the 2003 to
2004 and 2007 to 2008 period when rental vacancy
rates were also very low. This is likely a reflection of
the market’s lesser ability to absorb rent increases
in recent years because of tenant affordability
limitations in the more subdued post-GFC economic
conditions.
Cairns Rents vs Vacancies

Residential

Cairns
A fully functional rental housing market is
fundamental to Cairns, with the 2016 Census figures
showing that 39% of its occupied private dwellings
are rented, considerably above the Queensland state
average of 34% and the national average of 31%.
A high degree of reliance on rental accommodation
is generally attributed to the transient nature of
much of the Cairns population and is certainly not a
reflection of housing affordability issues anywhere
near the extent of Sydney, Melbourne or Brisbane
forcing people to remain renters rather than
homeowners.

50

Month in Review
November 2017

South Australia

Old Reynella, Morphettville, Ridgehaven, Modbury
Heights and Marino topped the list of Adelaide’s
most in-demand suburbs according to data from
realestate.com.au with each area logging between
30,000 and 50,000 searches per month.
Dulwich, Redwood Park, Hyde Park, Reynella and
Noarlunga Downs are also in high demand.
These statistics indicate demand in city fringe,
inner suburban and outer suburban areas. While
Old Reynella, Reynella and Noarlunga Downs are
situated further from the CBD (approximately 25
to 30 kilometres), these areas are well serviced by
shopping and local facilities and have access to the
Southern Expressway which provides quicker access
to the city.
Morphettville, Modbury Heights, Ridgehaven, Marino
and Redwood Park are suburbs within 15 kilometres
of the CBD (albeit to the north-east and south-west).

Although not within close proximity to the city, these
areas provide good access to public transport via
train (Marino), tram (Morphettville) and O-Bahn
Busway (Modbury Heights, Redwood Park and
Ridgehaven). Marino in particular offers a beachside
lifestyle without a long commute to the city and
nearby services.
Dulwich and Hyde Park are suburbs on the fringe
of the Adelaide CBD which have good access to
public transport, close proximity to the CBD and
local shopping and café strips. These areas are
very appealing but do come at an increased price
compared to these other areas.
Suburbs providing good shopping facilities, local
services and access to public transport are always
sought after, with close proximity to schools also
driving tenant demand. Lifestyle options such as
proximity to the beach or popular café strips is
another aspect that tenants seek when looking for a
home to rent.
Using the top ten suburbs noted by realestate.com.
au as a guide, these are the median rents being
achieved based on CoreLogic data
• Old Reynella - Median rent: $330 per week (houses)
• Morphettville - Median rent: $400 per week
(houses), $310 per week (units)
• Ridgehaven - Median rent: $328 per week (houses),
$270 per week (units)

• Modbury Heights - Median rent: $350 per week
(houses)
• Marino - Median rent: $430 per week (houses
• Dulwich - Median rent: $750 per week (houses),
$298 per week (units)
• Redwood Park - Median rent: $343 per week
(houses)
• Hyde Park - Median rent: $650 per week (houses),
$365 per week (units)
• Reynella - Median rent: $325 per week (houses),
$260 per week (units)
• Noarlunga Downs - Median rent: $315 per week
(houses)
The lower rents in Adelaide tend to be achieved in
the outer northern and outer southern suburbs while
the higher end of rents being achieved are typically
for prestige properties in the CBD, city fringe and
beachside suburbs.
There is currently reasonable supply of rental
properties on the market, with local agents indicating
there is also reasonable demand occurring,
particularly entering the spring months.
In higher demand areas, the market would be slightly
weighted in favour of landlords given the lower
supply, while in areas with higher supply localites, the
market would be weighted in favour of tenants.

Residential

Adelaide
There are a number of major tenant groups across
Adelaide. These include a mix of families, students,
professionals and itinerant workers. A recent
realestate.com.au article (11/8/2017) noted that:
Realestate.com.au chief economist Nerida Conisbee
said Adelaide’s rental demand had increased by
34.5% over the past year, and 11% over the past
month (August 2017). This indicates that demand in
all sectors is tracking well.

Upwards pressure on rents in some areas
generally causes tenants to remain in their current
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Mount Gambier
In the Mount Gambier region there are a number of
major tenant groups, including students, itinerant
workers and professionals. Students generally rent
as they are not ready to enter the housing market or
their income does not allow it. Teachers and other
professionals also make up a large portion of the
rental market as many take up yearly contracts in
the region and only require a rental property. The
university and James Morrison Music Academy have
created a larger uptake in rental properties in recent
times.

accommodation rather than look to upgrade to a
larger property. Vacancy rates are likely to remain
fairly stable while higher demand areas will most
likely see small increases in rents.
Families tend to seek detached housing while
townhouses and duplexes are appealing to single
occupiers or couples.
There are not many areas in Adelaide with a high
supply at the moment so landlords are not needing
to offer incentives in the same way that interstate
landlords have been.

Drivers for tenant demand vary from tenant to
tenant. Some of the main drivers for detached
housing in Mount Gambier include number of
bedrooms, number of bathrooms, affordability and
proximity to schools, transport, place of work etc.
(source: realestate.com.au)

For a standard 3-bedroom, 1-bathroom detached
dwelling in good condition, the rent may range from
$220 to $350 depending on location, age, condition
etc. Below are some examples of current rental
properties within this range.

Residential

There is not really one particular rental centre
for detached housing in Mount Gambier however
proximity to the hospital, schools and city centre
prove to be popular positions. Rental properties can
be found throughout the whole of the town. In recent
years there has been an increase in of out of town
investors building new detached houses on the outer
edge of town to rent out.

45B North Esplanade, Glenelg North is currently
listed for rent at $2,000 per week (available March
2018). The property comprises a substantial dwelling
with unrestricted ocean views.
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The cheapest rentals in Mount Gambier are generally
properties located in Housing Trust areas or small
houses located in less sought after locations. These
properties, such as the one below, can be rented for
as little as $195 per week.

8 Franklin Terrace - $230 per week

6 Candlewood Court - $400 per week

1 Pick Avenue - $195 per week
A circa 1950 3-bedroom, 1-bathroom detached
dwelling.
12 Jenkins Street - $280 per week

In Mount Gambier it is not common for properties
to achieve a rent of over $400 per week. For $400
per week the property will generally be a modern
4-bedroom, 2-bathroom dwelling with an al fresco or
pergola area and situated in a good location, such as
the property on the right.

The rent for units, flats and maisonettes varies, again
depending on size, age, location etc. For a basic 1- to
2-bedroom flat the rent may range from $100 to
$200 per week. For something a little more standard,
the rent may range from $200 to $300 per week.
Modern units can achieve a higher rent, ranging from
approximately $300 to $350 per week. In Mount
Gambier currently the highest rental achieved for a
unit is $425 per week, however this unit is located in
an apartment complex and has an outlook over the
city.
Currently, supply and demand are relatively even
for rental property with vacancy rates tending to
decrease in recent years.

Residential

A circa 2008, 4-bedroom, 2-bathroom detached
dwelling

55 Wireless Road West - $335 per week
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Tasmania
Hobart
Hobarts residential rental market continues to be
firm with sub 2% vacancy factors and overall rental
price growth approaching 5% year on year. This is
been driven by a historic ‘strong’ property market
and various push/pull factors in the differing regions.
The university has recently developed a substantive
15 level apartment block in the CBD. This has
absorbed some tenants that otherwise would have
been in the private market. However, discussions with
the project manager, many have actually come from
the outer regions who other wise may have stayed at
home or taken cheaper fringe rental accommodation.
Those students near Sandy Bay and City campuses
or residing on site have tended to stay in situ.

There are around half a dozen serviced apartment
complexes in which strata’s are available. Yields
typically are 7% net and above. However, historically
these have to date, attracted limited capital growth.
For those with some coin in their pocket..... 22 De Witt
Street comprising a historic dual level 5-bedroom
4-bathroom residence with a pool can be rented for
$1,200 per week. For those on the other side of the
economic scale sub $150 per week is still available,
such as a 1-bedroom 1-bathroom flat in Rokeby for
$135 per week.

Mum and Dad and Self Managed Super Fund
(SMSF) investors have been active in the middle
geographical band, which includes suburbs such
as Moonah, Kingston, Glenorchy, Lindsfarne etc.
Housing around the $400,000 mark is still very
achievable with gross yields typically in the 5.5% to
6% range.

Residential

The property price growth has pushed many would
be first home buyers to remain in the rental market
(first home buyers remain around 1/3 of the market).
Rising rental costs, especially inner city, continue to
depreciate their saving ability.
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Northern Territory

Darwin has long been a ‘renter’s’ city, transient
population, a distinct high and low season and a
relatively young population has resulted in a high
proportion of the population renting property vs.
buying property. The Defence Force, Public Servants
and in more recent times, the oil and gas industry
have been a steady supply of the rental market. In
the early stages of the Ichthys project (2011-12) an
influx of construction workers had a spike effect on
rental values and vacancy rates sat below 3%, at
the time, a signed residential lease was as valuable
as a ticket to Willy Wonka’s Chocolate Factory. With
significant supply of new housing, namely CBD units
and vacant land in Palmerston, the pendulum of
supply has well and truly swung, tenants have many
options, rental values have decreased and vacancy
rates have increased. The latest REINT data shows
that the greater Darwin vacancy rate is sitting at
5.9% (Sept 2017) compared to a stressed 3.1% in
December 2012.

Defence remains a very large pillar of the housing
market in Darwin, with over 10,000 personnel in the
Territory, it’s not only DHA supplied accommodation,
many private residences are also leased and
occupied.
Opportunities within the rental market are very
much linked to population growth, further expansion
of CDU as an International University will require
student lodgings, Defence opportunities both the
ADF and US Marines will require housing for families
and single personnel, and the obvious Mining
related ventures – dare I mention Fracking also have
the potential to increase the demand for rental
properties.
Median rental values have well and truly softened
on the back of the new supply mentioned above, as
at September 2017 the median weekly rental for a
3-bedroom dwelling is $466 per week, compared
to $638 per week in December 2012. The weekly
rental for a median 2-bedroom unit is $366 per
week, compared to $472 in December 2012. This
represents a 27% discount for a 3-bedroom house
and 22% for a 2-bedroom unit, strongly highlighting
how the current market is heavily in favour of
tenants.
The big unknown to the rental market is what will
be the impact from the wind down of the Ichthys
Construction phase. Will these tenants leave Darwin?

Will they stay locally and shift into different careers?
Quite obviously, if we have a large exodus of people
from Darwin it will increase the supply of rental
properties and have a further weakening affect on
rental values. If other projects are started or new
industry rises, then we will see a stabilising affect on
the market and rents will remain firm.
Tenants naturally gravitate to better quality dwellings
and units, with a good level of amenity, therefore it
remains at the feet of the landlord to provide good
quality accommodation that is safe, clean and at an
appropriate price. With rents at the lowest levels they
have been in five years, we may see more tenants
staying on the rental roundabout for a few more laps
yet.
Alice Springs
The residential rental market for Alice Springs
is generally spread evenly across the residential
suburbs for both detached housing and units.
The demand from tenants is also fairly broad with a
mix of essential services personnel (education, health
and emergency services), trades and the professional
services sector.
The bulk of the single dwelling rental market is a
3-bedroom, 1-bathroom home with the median rent
being $500 per week (September quarter) but
typically ranges from $440 per week depending on
location and improvements.

Residential

Darwin
The rental roundabout – a term so often thrown
around when trying to persuade people living in the
rental space to commit to purchasing a new home
or unit or something to call their own. The Darwin
market has seen some dramatic changes in the
capital value space over the past 18 to 24 months,
we now consider it an opportune time to discuss the
rental side of the market and what’s happening.

55

Month in Review
November 2017

At the upper end of the market, a typical rental
property is a 4-bedroom, 2-bathroom home in the
suburbs of Desert Springs, Mount Johns, Araluen
and Stirling Heights in Larapinta. The 4-bedroom,
2-bathroom market within these areas provides a
median weekly rent of $700, however usually ranging
from $650 per week.
The largest segment of the unit rental market in Alice
Springs is within the 2-bedroom, 1-bathroom market,
with weekly rents starting from as low as $260 per
week and up to $450 per week. The second biggest
unit market is within the 1-bedroom sector with rents
generally starting at $250 per week.

Overall the rental market in Alice Springs is
considered to be balanced at present, although we do
note seasonal vacancies increase towards December,
usually lowering again in late January to early
February.

Residential

We have seen an increase in new supply of units in
the rental market for Alice Springs in recent years
which has caused lower rents and increased vacancy
levels in older stock, creating a need for landlords to
make the decision to sell the property or to update
and renovate in order to maintain rent levels.
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Western Australia
While the general sentiment is still flagging, these
statistics reveal that there are signs that the
residential rental market in Perth is stabilising with
a decrease in properties available for rent compared
to the previous month and at the same time in 2016.
This has been confirmed by verbal enquiries with
local property managers however we caution that the
market is still patchy. There has been improvement
in the detached housing market, however continued
over supply issues in the apartment and unit markets
are placing downward pressure on pricing. Popular
inner Perth suburbs are attracting more interest
through enquiries for detached housing whilst the
greenfield suburbs in Perth’s outer ring have less

demand. In order to attract prospective tenants,
property managers report that adjusting price by
reducing asking rents is more common than offering
rent free periods however there is evidence of this
occurring.
It is no secret that the Perth economy has struggled
in recent years, largely due to the downturn in the
mining and resources industry with clear negative
results in net migration and higher unemployment
figures. However, there is evidence of green shoots
and an uplift in business investment which may in
turn enhance the local property markets in due
course. As always, it will boil down to the basic
economics of supply and demand.
South West WA
Generally the rental market in the South West WA
region has favoured tenants over the past three
years with rents steadily declining over this period.
Rents are now stabilising in many areas with limited
incentives being offered.
Two-bedroom, 1-bathroom units can be rented
in the Bunbury area for $200 to $250 per week.
Three-bedroom houses and units typically rent for
between $250 and $350 per week. Four-bedroom,
2-bathroom homes in the outlying areas mostly rent
in the range or $350 to $420 per week while more
executive homes typically rent at between $450 and
$550 per week.

Residential

Perth
The Perth residential rental market has experienced
its challenges in recent years which is in line with the
poor performance of the residential sales market.
REIWA advises that the vacancy rate as at the June
2017 Quarter was 7.3% and the overall median
rental price was $350 per week with a similar result
expected for the September 2017 quarter (figures
not yet released). The March 2016 quarter statistics
show the vacancy rate was 5.6% and the overall
median rental price was $395 per week, clearly
showing the downward slide of the market in the
past 18 months. The following statistics have been
reported by REIWA to 17 October.
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The cities of Bunbury and Busselton have the
highest proportion of property being rented with
38% and 43% respectively. This is due to the higher
proportion of unit developments compared to
outlying estates and regional towns which have more
detached houses and mostly range between 24%
and 32% of properties being rented.
Gross yields around 5% to 6% are typical for many
investment properties with lower yields expected for
higher valued properties or those that have most of
their value in the land component.
Gross yields up to 7% can be had for some lower
value suburbs however there is a higher risk of poor
tenants and higher ongoing cap ex maintenance
costs.

Residential

The South West WA region offers a broad range of
lifestyle options for people living in the area and
consequently there is a very broad cross section of
property types throughout the region available for
renters. Generally the market still favours tenants
but there are some signs that the market is starting
to swing back to a more neutral position.
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So what is that doing to the market place? What
terms are being negotiated and who are the key
parties playing the game? This month the team,
second time around, further explore the leasing
market across the country. The ranges of yields has
been a surprise to start with - reports of into the
high 2% area and then we get to the more intense
assets yielding in the 8% range. So, like commercial
property, the reality is that each asset and capacity
to yield needs to be considered on its merits.
The other aspect of the change in demand for leasing
appears to also correlate with the emergence of
new and varied alternate finance models away from

core debt. Debt will always have a place to play,
however the demand debt places on cash flows
to repay capital (noting that debt is repaid with
after tax earnings) is maybe driving some of the
search buy operators looking for capital sources.
Obtaining alternate cash flow solutions helps retain
a higher percentage of free cash which can be used
to expand the enterprise, upgrade technology,
increase livestock numbers etc. Owning the land for
many has been the main driver of wealth creation in
agriculture. It seems now there is an increased focus
on sustainable profits and expansion of a footprint
with only direct cost outlays is providing a great uplift
opportunity for many in the industry today.
From a property advisory perspective, collecting
this lease data is not always easy as many are not
recorded on title or disclosed, however we continue
to build a good data base of such transactions
nationally.
Contact:
Tim Lane - National Director, Rural
ph: 07 3319 4400
Central Western and Western NSW
At the time of writing, the Macquarie and Lachlan
Valleys are in full swing of cotton planting with an
optimum plant date for the Macquarie Valley of
20 October. Reasonable allocations and on farm
storages are providing for a substantial cotton crop
this season.

Agricultural leasing is an important component of the
rural market investment cycle. It provides an entry
for larger investors to commit funds to agriculture
on the basis of a purchase with a lease back to the
former owner or other reliable party. It also provides
for ageing property owners to ease out or retire from
their properties on a lease/purchase agreement.
Over the years we have seen continued interest
in agricultural leasing in our area of operation.
Anecdotally we have recently seen a slight increase
in leasing interest as property values have increased.
We consider the drivers for this would be the current
higher commodity prices and increased profitability
from agriculture either as a lessee or lessor. We find
most agreements are struck on a percentage of the
capital value of the asset. This percentage mostly
ranges from 3.5% to 6% with most leases struck
at 5%. The range is dependant mostly upon who is
responsible for the various outgoings. Interestingly,
most agricultural lease agreements do not have
escalation clauses and are either left at the start
rent or renegotiated at the expiration of the term. A
reasonable percentage of agricultural leases are not
registered on title.
Contact:
Allister Rodgers - ph: 1300 784 899

Rural

Overview
The agricultural sector has traditionally not been
one that had a lot of lease interest, however this
has been changing as we suggested some four to
five years ago. The sector is now a legitimate asset
class for many professional investors and global
funds managers. The reasons behind the increasing
interest for investors include lower bond prices,
non-correlated asset mix to traditional shares,
commercial property etc and the feed the world story
also comes into play. The other side of the investor
is the lessee, the operator seeking to expand their
footprint, reduce bank debt and assist a succession
strategy or other reasons. It seems to this observer
and many of our team that there is almost more
interest to lease than assets to lease in the market.

Southern NSW
Generally, leasing rights across southern NSW are
in the range of 3% to 5% of the underlying capital
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Quite often we are asked about the added value
of residential infrastructure on properties that are
released and how these are accounted for. There
is no answer that fits all however in our experience
generally if the residence is being used by the
lessee, then any added value of this improvement
is taken into consideration in terms of lease value.
However quite often we see the main residence still
being utilised by the owner and in these situations
obviously the value of other residences is not
included.
Over the course of the past two to three months we
have become aware of leases which after analysis
are indicating a yield of 6%. This is not surprising
when the increased gross margins from general
livestock production are taken into consideration,
as the current profit level will allow for higher lease
payments. In today’s low interest rate environment,
if someone is paying 6% to lease an asset this would
be the same or even higher than the ongoing costs
associated with an outright purchase. Obviously

capital constraints on market participants is a factor
in the leasing or purchasing decision. To some degree
there is a level of risk management through leasing
as a lease can be terminated if required whereas it
can be significantly harder to exit a large asset and
there are fixed costs associated with this such as
stamp duty and agency fees.
Contact:
Scott Fuller - ph: 0427 077 566
NSW Far North Coast
There is a long history of share farming of crops,
agistment of cattle and leasing of land on the NSW
North Coast. The main reason for this has been
for farmers (lessees) looking to expand production
without the capital requirements of buying land and
for landowners (lessors) to enjoy a passive income. In
more recent times there has been increased leasing
activity between related parties. This is typically
for farm land bought or transferred to private
superannuation funds and also to private companies
leasing land from the same family groups for legal,
family succession and asset protection reasons.
The leasing of land in the sugar cane industry
has typically been undertaken with share farming
agreements for the land and sugar cane stools. The
share farm agreements most commonly operate
on a split of the gross sugar cane crop proceeds
on the basis of 70% share to the share farmer and
30% share to the land owner. The share farmer

pays for 70% of the harvest costs and all of the
crop expenses. The land owner pays for 30% of the
harvest costs and Council rates. This type of leasing
agreement automatically adjusts the rental paid by
the share farmer and the rental received by the land
owner from year to year. Higher rents are applicable
when there are good sugar cane yields or high sugar
prices and conversely there are lower rents if sugar
cane yields are low or the sugar cane price is low.
The land owner does not have certainty of income
compared to a fixed rental but has potentially higher
returns. The share farmer does not have the burden
of paying a fixed rental if seasonal conditions or
sugar prices are adverse but pays a higher rent when
the income is available to pay it. The rent paid to the
land owner varies from year to year and it is difficult
to determine a gross rental yield. The share farmers
are predominantly nearby family based sugar cane
farmers seeking to increase production and profits
by using existing or upgraded more efficient plant
and equipment combined with their management
expertise.
The NSW Sugar Milling Co-operative Ltd has leased
land for growing sugar cane in recent years. This
has been based on a gross lease rental of $350 per
hectare of sugar cane cultivated area. This would
likely indicate a rental yield for the type of land
leased mostly in the range of 3% to 4 % gross. The
fixed rental does not change regardless of crop yields
or the sugar price, however the land owner does

Rural

value. This range is a function of the relationship of
the parties involved. Leases at the lower end of the
spectrum usually incorporate significant pasture
improvement or fencing programs, the costs of which
are borne by the lessee. The higher end of the range
is usually represented by more intensive agricultural
pursuits such as irrigation and intensive livestock
production.
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The macadamia industry has had various
management and leasing agreements over the
years. Currently the Australian Macadamia Society
has developed a lease agreement as distinct from
a share farm agreement. The lease rental is not a
fixed amount; rather it is based on a sliding scale of
shares of the crop depending on yields per hectare.
The lessees are predominantly nearby family based
macadamia farmers seeking to increase production
and profits by using existing or upgraded more
efficient plant and equipment combined with their
management expertise.
Cattle grazing is more traditionally based on an
agistment basis per head or per breeding cow and
calf (to six months). Lease rentals are not as common
in this area for cattle grazing. Land owners want
to have control over stocking rates and the cattle
owner’s desire to pay for only the number of cattle
being grazed and the agistment method seems to
satisfy this. The rates paid vary depending on the
quality of the country or pasture and are indicated to
be mostly in the broad range of $2.50 to $5.00 per
breeding cow and calf (to six months) per week. The
main participants are family based cattle graziers.
Land suited to horticulture such as small crops and
bananas have traditionally been based on lease

values per hectare of land. The value paid depends
on the quality of land and water. Land suited to
higher value crops such as sweet potatoes can
be over $2,000 per hectare and this may broadly
represent a yield of 2% to 3% gross.
There is limited corporate activity on the NSW North
Coast for leasing of agricultural land.
Contact:
Paul O’Keefe - ph: 0409 763 573
South Western Victoria and South East South
Australia
Historically, when buyers and sellers considered
entering or exiting the rural property market, leasing
out the farm was not on the radar. In the current
market, as land becomes more expensive, the owner
and operator of farm land are becoming significantly
more disjointed. Family succession planning is a
prime example of the current trend. In the past,
simply the oldest boy would get the farm and the
others were left to fend for themselves. In today’s
environment with an influx of data, many farmers are
sending children off for further education prior to
the opportunity to return to the farm. The simple fact
that farming margins are being squeezed means that
a significant amount of business nous is required to
maintain a farming operation into the future. Young
farmers and siblings are now looking at the risk and
rewards, weighing up options and forecasting returns
and requiring significantly more complex ownership

and management structures than in the past. In turn,
the rise in land prices coupled with the requirement
for economies of scale have resulted in a significant
increase in leasing, management rights, supply
contracts, share farming and accountability as part
of a farming operation, as fewer young farmers or
investors have the capital or time required to both
own and operate the farm.
As specialist rural property advisers, we are seeing
an increasing number of properties under some
form of split or partial ownership between the owner
and the operator requiring the need for leasing
at fair market rates. In the past, leases have often
been viewed as a significant encumbrance to rural
assets making them harder to sell and buyers often
requiring discounts as a result. In some instances this
is still the case but the recent growth in knowledge of
the farming industry and backing of key data capture
through the use of technology has more recently
allowed investors to become comfortable with the
risks and returns of various sub sectors of the rural
market.
We have seen rural investment sales subject to
long term leases and sale and lease back deals
becoming common place in the corporate sector
over the past five years with poultry examples such
as Charter Hall’s $171 million dollar purchase of six
Inghams farms in 2014 for an average reported
7.82% return, or Sentinel’s more recent $22.8 million
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have certainty of income with this type of lease. NSW
Sugar has leased land to grow sugar cane to increase
throughput of the sugar mills.
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Closer to home and more recently for the local
farmer, cropping and grazing blocks are increasingly
being leased to third parties to achieve economies
of scale. The recent tight supply and increasing cost
of available land to purchase in the south-east of
South Australia or Western Victoria especially in the
cropping sector has put significant upward pressure
on lease rental rates. As an example, cropping
country in the Wimmera in circa 2010 was achieving
gross yields of 5% to 6% of land value which have
now compressed to circa 3%. This is demonstrated
by the sale at Green Lake Road, Bungalally which
sold at a gross yield of 2.79% with a three year lease
in place, or the more recent sale at of Sheep Hills
which sold for record local prices with 14 months
remaining on the existing lease. Cropping country is
more often than not let in off market transactions to
nearby or adjoining farmers at improving rates.
Similarly, recent sales and lease backs of grazing
country display similar tight yields with a sale near

Penshurst, Victoria for circa $2 million with a rental
return of 3.49% and more recent sale near Mortlake
for circa $6 million at a gross return of circa 2.6%,
each with three year leases. The south-east of
South Australia is displaying similar trends with a
recent sale and leaseback of an irrigation block near
Naracoorte at a yield of circa 2% for a small parcel
under $1 million dollars to an out of town investor.
The moral of the story is that leasing is now common
place in the rural sector from corporate to local
farms, be it a wind farm, cropping, grazing, poultry,
dairy, vineyard, horticulture, irrigation block with
water or water in its own right. This change in the
investment landscape has created significant room
for external investment over coming years but poses
the question of what is a reasonable lease rate to pay
as an operator or return to expect as an investor in
any given market sector or location. Regardless of
whether you are buying, selling or banking land, our
experienced rural team at Herron Todd White can
provide you expert independent advice.
Contact:
Angus Shaw - ph: 0448 906 075
Echuca
Rental yields across the local market vary markedly
depending on the motivation of the landlord. Many
handshake agreements are between older farmers
looking to gradually wind down. Depending on the
relationship with the tenant, they may be happy to

let the property at an amount that essentially covers
the cost of the property (for smaller sized or unusual
parcels) on the basis that the tenant is attending to
things such as weed control, applying fertiliser and
ensuring that the property is being run in line with
district best practice.
In areas where land is scarce, there tends to be
stronger competition and this can result in higher
prices being paid, although interestingly, the rental
might be offered to a neighbour with whom the
landlord enjoys a good relationship in favour of a
higher rental from a neighbour they despise.
Contact:
David Leeds - ph: 03 5480 2601
Central Queensland
We are not aware of any cane farms around Mackay
which have sold subject to lease to indicate an
investment yield. We are aware of a lease over a
cane farm in the Mount Martin area commencing
28 October 2016 and expiring 31 December 2026
including water allocation and an adjoining road
licence. The lease excluded two houses but included
a machinery shed. The rent payable is 13% of the
gross proceeds of the cane crop. The lessor is
responsible for the payment of rates. The rent is
considered to be within market parameters.

Rural

dollar purchase of the Purga poultry breeder facility
at a circa 12% yield in 2016. Other rural sectors
that are increasingly moving towards leasing and
split ownership and operation are the viticulture
and horticulture sectors with Macquarie’s recent
purchase of Avocado Ridge with a 20 year lease to
the Costa Group, McWilliams sale and leaseback of
vineyards to Chinese CK Life in 2015 or OLAM’s $200
million dollar sale and lease back of 12,000 hectares
of almond orchard in 2014 among many others.

Contact:
Greg Williams - ph: 07 4957 7348
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Darling Downs
What a difference a few weeks can make when
the heavens decide to open up. Throughout mid
October there was good soaking rainfall of between
50 millimetres and 200 millimetres broadly in the
Darling Downs wider area. Falls generally west of
Chinchilla have been patchier, but any rain up to now
has been a welcome change. The rain will have little
benefit for any winter crops planted but the cooler
conditions have provided relief especially for the
chickpeas that were struggling with the hot westerly
winds. As always, the rain puts a skip in the step of
many rural producers who can now relax their daily
feeding and water monitoring routines. No doubt
more rain is needed but the optimism from the
Bureau of Meteorology stating even bets on receiving
above average rainfall for November to January is a
welcome prediction.
As always, an improvement in seasonal conditions
brings market confidence. We are broadly seeing
family operated pastoral enterprises that have
been considering expanding for some time now
taking the plunge. The common trend is they have
seen values increase significantly over the past
18 months and after missing out on some earlier
opportunities through their own perception that
values were overpriced are now forced to consider
outside the district. On the other hand there are also

operators wanting to expand but holding off due to
caution surrounding where the market cycle may be
positioned.

sale of such magnitude demonstrates the confidence
in the rural sector but notably the transaction
involved very sought after, quality country.

One trend that has been evident within the
broadacre cropping market and to a lesser degree
the horticulture sector east of the range, is farming
operators wanting to secure country presently
leased. When able to negotiate a sale, many
operators are now taking the opportunity to secure
ownership and in most cases are willing to pay a
premium. This trend is no doubt being pushed by the
correlation between leasing rents and the ability to
service debt at the current financial rates. The real
attraction in ownership lies in the long term capital
growth. In the broad agriculture sector, especially
now, we have seen the market go thorough two
strengthened property cycles in the past ten years
with value levels increasing by circa 50%. Lease
yields for grazing and broadacre farming country
broadly fall between 3.5% and 7%, with the higher
range generally reflective of better farming country
and or valley irrigation. We are aware of a recent
circa $45 million property transaction for the
Gardner farming portfolio on the Inner Downs. The
property was purchased by a corporate and it is
likely they will remain as a passive investor. It will be
interesting to see whether the vendors and existing
management stay on under a lease agreement. A

We are now fielding numerous enquiries by
landholders and financiers seeking rental advice
regarding energy companies wanting to establish
solar farms on the Downs. There have been a number
of companies trying to secure country where they
have obtained funding grants through the Australian
Renewable Energy Agency (ARENA) Advancing
Renewables Programme. The agreements sighted
vary considerably depending on certainty of the
project, size of the project and ability for further
expansion. In many of the solar projects, cattle
grazing is prohibitive due to possible damage to the
panels and infrastructure but sheep grazing may
be undertaken. When contemplating entering into a
lease agreement, landholders should consider the
impact on their existing and retained agriculture
business and negotiate a suitable rent to warrant
registering any commercial agreement over part or
whole of the property.
Contact:
Stephen Cameron - ph: 07 4639 7600
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The majority of North Queensland cattle stations are
owned and operated by families. These families have
been owner operators of the going concern for years.
Why would a family want to lease out their property
when they have the maximum exposure to both
business income and capital growth? At this point in
time, many families are not even going to entertain
the idea and may never either.
The reasons that a family might change from the
status quo include:
• Spare country due to lower cattle numbers;
• Lucrative rental rate being offered. This may be
from other graziers in need of grass or for the
purposes of solar farm or wind farm sites. Solar
farm and wind farm site rentals are increasing;
• Passive holding - ageing parents with children off
working elsewhere who may want to return to the
bush later in life;
• Succession planning - by leasing the family
property to the future owner, the intending
beneficiary (through either bequest or sale) can
grow their business with the eventual goal of
owning the property. This is quite a popular way

for the younger generation to get a start and also
provides the retiring parents with some income
and perhaps enable some taxation efficiency;
• Financial restructuring, superannuation and
taxation management;
• Asset protection and wealth creation.
While at this point in time there are a limited number
of families who would lease out their country, on the
flip side, there is demand for country to lease.
Leasing country to expand cattle business without
having to buy the property is a popular option for the
younger generation starting out.
It is also a popular option for established graziers
to expand their herd size prior to buying a property.
Agisting country does not provide the tenure
security, so leasing is certainly an option.

The higher percentage rates usually involve the
property owner doing the water runs, putting out lick
and attending to the muster.
There was an instance where a higher rental
percentage was paid so long as an agreed amount
was invested into capital development.
This percentage range has been around for years.
The issue that arises is the question of sustainability
of the business being able to afford to pay such a
rental percentage.
In town, the commercial and industrial property
leases often have annual increases in line with
movements in the Consumer Price Index (inflation)
or fixed percentage increases. For investors, income
growth through the annual rental increases is part of
the due diligence process.

Of course there was a spike in demand for country
to agist or lease during the drought. Any grazier who
had grass was like the cold lemonade seller on a hot
day!!

Rental increases sound good for the property owner
or investor. The issue is though that the business
also needs to grow at the same (or more) percentage
every year, otherwise the rent can become too
expensive.

Now that the northern cattle inventory has reduced
and there has been rain about, this demand has
weakened.

In recent years, cattle prices have been at an all time
high. What happens though when the cattle market
softens? What happens when there is a drought?

Commencing lease rents currently range from 3.5%
to 7% of the property value depending on what each
party is contributing to the operation of the property.

Often when reviewing lease agreements for
businesses in country towns, the rate of business
growth is less than the increase in the Consumer
Price Index. At the start of the lease, the rental

Rural

North Queensland
Over the past five years, leasing is becoming more
prevalent in the ownership and operation of North
Queensland agricultural assets.
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appears to be affordable, yet time and time again
after say three to five years, the rental becomes too
much for the business to afford.
When negotiating a lease, perhaps the annual
rental reviews should link to business performance,
seasonal conditions or the cattle market. Then there
is consideration for the business performance and
the sustainability of the lease.
Of late, there has been an increase in investment
vehicles (trusts and listed fund managers) buying
rural assets and leasing them back to the grazier or
to a related operating entity.
In time, this is likely to increase, especially as a
superannuation investment option. The sustainability
of rentals and their annual increases is critical. These
agreements need to be win win for both the business
and the landlord.

Rural

Contact:
Roger Hill - ph: 0418 200 046
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Capital City
Market
Indicators
– Houses
Capital
CityProperty
Property
Market
Indicators
- Houses
Factor

Sydney

Rental Vacancy Situation

Balanced market

Rental Vacancy Trend

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Balanced market

Steady

Shortage of
available property
relative to demand Balanced market
Tightening

Increasing

Steady

Increasing

Tightening

Steady

Steady

Demand for New Houses

Strong

Strong

Fair

Fair

Soft

Fair

Fair

Strong

Trend in New House Construction

Steady

Steady

Increasing

Increasing

Declining

Declining

Declining

Increasing

Volume of House Sales

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Increasing

Stage of Property Cycle

Starting to decline

Approaching peak
of 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

Almost never

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

Rental Vacancy Situation

Balanced market

Rental Vacancy Trend

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Balanced market

Large over-supply
Over-supply of
of available property available property
relative to demand
relative to demand

Increasing

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

Increasing

Steady

Increasing

Tightening

Steady

Steady

Demand for New Units

Soft

Soft

Very soft

Fair

Soft

Fair

Very soft

Fair

Trend in New Unit Construction

Steady

Steady - Increasing

Declining
significantly

Increasing

Declining

Declining

Declining
significantly

Increasing

Volume of Unit Sales

Steady

Declining

Declining
significantly

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Starting to decline

Peak of market

Declining market

Bottom of market

Declining market

Rising market

Approaching bottom Declining market
of market

Are New Properties Sold at Prices
Exceeding Their Potential Resale Value

Occasionally

Occasionally

Very frequently

Occasionally

Occasionally

Almost never

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

Frequently

1
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Capital City Property Market Indicators – Industrial

Capital City Property Market Indicators - Industrial
Sydney

Melbourne

Adelaide

Perth

Hobart

Darwin

Canberra

Over-supply of
available property
relative to demand

Rental Vacancy Trend

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

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Steady

Steady

Increasing

Steady

Steady

Increasing

Steady

Rental Rate Trend

Stable - Increasing

Stable

Stable

Stable

Stable

Stable

Stable

Stable

Volume of Property Sales

Increasing

Steady

Steady

Steady

Steady

Declining

Declining

Increasing

Stage of Property Cycle

Rising market

Approaching peak
of market

Rising market

Bottom of market

Bottom of market

Rising market

Bottom of market

Approaching
bottom of market

Local Economic Situation

Steady growth

Flat

Flat

Flat

Flat

Flat

Contraction

Steady growth

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

Small

Significant

Small

Significant

Large

Significant

Large

Significant

Rental Vacancy Situation

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

Brisbane

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

Market
Indicators

Factor

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

Albury

Bathurst

Canberra

Central
Coast

Coffs
Harbour

Rental Vacancy Situation

Balanced
market

Balanced
market

Balanced
market

Balanced
market

Shortage of
available
property
relative to
demand

Rental Vacancy Trend

Steady

Steady

Steady

Steady

Tightening

Demand for New Houses

Fair

Strong

Strong

Fair

Trend in New House Construction

Steady

Increasing

Increasing

Volume of House Sales

Steady

Increasing

Increasing

Lismore

Mid North
Coast

Newcastle

Orange

South East
NSW

Sydney

Tamworth

Shortage of
available
property
relative to
demand Balanced
market
Tightening Steady

Over-supply
of available
property
relative to
demand

Shortage of
available
property
relative to
demand

Balanced
market

Balanced
market

Balanced
market

Over-supply
of available
property
relative to
demand

Steady

Tightening

Steady

Steady

Steady

Steady

Strong

Fair - Strong

Strong

Very strong

Fair

Strong

Strong

Strong

Steady

Increasing

Steady Increasing

Steady

Declining

Steady

Steady

Steady

Increasing

Steady

Steady

Increasing Steady

Increasing

Increasing

Steady

Steady

Steady

Steady

Stage of Property Cycle

Rising market Rising market Rising market Peak of
market

Peak of
market

Rising market Approaching
peak of
market

Peak of
market

Rising market Peak of
market

Starting to
decline

Rising market

Are New Properties Sold at Prices
Exceeding Their Potential Resale
Value

Occasionally

Almost never

Occasionally
- Frequently

Almost
always

Occasionally

Almost never

Frequently

Occasionally

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

Occasionally

Occasionally

Occasionally

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

Market
Indicators

Occasionally
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New South
South Wales
Market
Indicators
– Units
New
WalesProperty
Property
Market
Indicators
- Units
Albury

Bathurst

Canberra

Central
Coast

Coffs
Harbour

Rental Vacancy Situation

Balanced
market

Over-supply
of available
property
relative to
demand

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

Increasing

Steady

Steady

Tightening

Demand for New Units

Fair

Fair

Fair

Very strong

Trend in New Unit Construction

Steady

Steady

Increasing

Volume of Unit Sales

Steady

Increasing

Steady

Stage of Property Cycle

Rising market Rising market Declining
market

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

Occasionally

Frequently

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

Lismore

Mid North
Coast

Newcastle

Orange

South East
NSW

Sydney

Tamworth

Shortage of
available
property
relative to
demand Balanced
market
Tightening Steady

Over-supply
of available
property
relative to
demand

Shortage of
available
property
relative to
demand

Balanced
market

Balanced
market

Balanced
market

Balanced
market

Steady

Tightening

Steady

Steady

Increasing

Steady

Strong

Fair - Strong

Strong

Strong

Fair

Strong

Soft

Fair

Steady

Increasing

Declining Steady

Steady

Declining

Steady

Steady

Steady

Steady

Increasing
strongly

Steady

Increasing

Increasing

Increasing

Steady

Steady

Steady

Steady

Peak of
market

Peak of
market

Rising market Approaching
peak of
market

Peak of
market

Rising market Peak of
market

Starting to
decline

Rising market

Occasionally

Occasionally

Occasionally - Almost never
Frequently

Almost
always

Occasionally

Occasionally

Frequently

Occasionally

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

Market
Indicators

Factor
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New South Wales Property Market Indicators – Office

New South Wales Property Market Indicators - Industrial
Factor

Canberra

Central Coast

Central West
NSW

Coffs Harbour

Far North Coast Mid North Coast

Newcastle

South East NSW

Sydney

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Steady

Tightening

Steady

Steady

Steady

Tightening

Steady

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

Rental Rate Trend

Stable

Stable

Declining

Stable

Stable

Increasing

Stable

Stable

Stable - Increasing

Volume of Property Sales

Increasing

Increasing

Steady

Steady

Steady

Increasing

Declining

Increasing

Increasing

Stage of Property Cycle

Approaching
bottom of market

Start of recovery

Approaching peak
of market

Approaching peak
of market

Rising market

Rising market

Rising market

Rising market

Rising market

Local Economic Situation

Steady growth

Steady growth

Steady growth

Flat

Flat

Steady growth

Steady growth

Steady growth

Steady growth

Large

Significant

Small

Small

Significant

Significant

Small

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

Market
Indicators

Value Difference between
Significant
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

Balanced market

1
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Victorian and Tasmanian Property Market Indicators – Houses

Victoria/Tasmania Property Market Indicators - Houses
Ballarat

Bendigo

Echuca

Sale

Rental Vacancy Situation

Balanced
market

Balanced
market

Shortage of
Balanced
available
market
property relative
to demand

Rental Vacancy Trend

Steady

Steady

Tightening

Demand for New Houses

Fair

Fair

Trend in New House
Construction

Declining

Volume of House Sales

Stage of Property Cycle

Horsham

Melbourne

Mildura

Warrnambool

Burnie/
Devonport

Hobart

Launceston

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

Balanced
market

Balanced
market

Balanced
market

Balanced
market

Steady

Balanced
market - Oversupply of
available
property relative
to demand
Steady

Steady

Tightening

Tightening

Tightening

Strong

Strong

Fair

Strong

Fair

Fair

Fair

Fair

Fair

Steady

Steady

Increasing

Steady Increasing

Steady

Steady

Steady

Declining

Declining

Declining

Increasing

Steady

Steady

Steady

Steady Declining

Steady

Steady

Declining

Steady

Steady

Steady

Rising market

Rising market

Rising market

Start of
recovery

Start of
recovery

Approaching
peak of market

Start of
recovery

Start of
recovery

Rising market

Rising market

Rising market

Occasionally

Occasionally

Occasionally

Almost never

Occasionally

Almost never

Occasionally

Almost never

Almost never

Almost never

Are New Properties Sold at
Almost never
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

Factor
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Month in Review
November 2017

Victorian and Tasmanian Property Market Indicators – Units

Victoria/Tasmania Property Market Indicators - Units
Factor

Ballarat

Bendigo

Echuca

Melbourne

Mildura

Warrnambool

Burnie/
Devonport

Sale

Horsham

Hobart

Launceston

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

Balanced
market

Balanced
market

Balanced
market

Balanced
market

Steady

Tightening

Tightening

Tightening

Rental Vacancy Situation

Over-supply of Balanced
available
market
property relative
to demand

Balanced
market

Shortage of
available
property relative
to demand

Rental Vacancy Trend

Increasing

Steady

Steady

Tightening

Balanced
market - Oversupply of
available
property relative
to demand
Steady

Demand for New Houses

Fair

Fair

Fair

Fair

Fair

Soft

Fair

Fair

Fair

Fair

Fair

Trend in New House
Construction

Declining

Steady

Steady

Steady

Steady Increasing

Steady Increasing

Steady

Steady

Declining

Declining

Declining

Volume of House Sales

Steady

Steady

Steady

Increasing

Steady Declining

Declining

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Peak of market

Rising market

Rising market

Start of
recovery

Start of
recovery

Peak of market

Start of
recovery

Start of
recovery

Rising market

Rising market

Rising market

Occasionally

Occasionally

Occasionally

Almost never

Occasionally

Almost never

Occasionally

Almost never

Almost never

Almost never

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

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

Market
Indicators

Are New Properties Sold at
Occasionally
Prices Exceeding Their Potential
Resale Value
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Month in Review
November 2017

Victorian and Tasmanian Property Market Indicators – Industrial

Victoria/Tasmania Property Market Indicators - Industrial
Bendigo

Echuca

Gippsland

Horsham

Rental Vacancy Situation

Balanced market

Balanced market

Steady

Steady

Over-supply of
available property
relative to
demand
Increasing

Over-supply of
available property
relative to
demand
Steady

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

Balanced market

Rental Vacancy Trend

Over-supply of
available property
relative to
demand
Steady

Rental Rate Trend

Stable

Stable

Stable

Declining

Stable

Stable

Volume of Property Sales

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Rising market

Rising market

Rising market

Declining market

Local Economic Situation

Steady growth

Flat

Flat

Large

Significant

Value Difference between
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

Melbourne

Mildura

Burnie/
Devonport

Ballarat

Hobart

Launceston

Steady

Over-supply of
available property
relative to
demand
Steady

Over-supply of
available property
relative to
demand
Steady

Stable

Stable

Stable

Stable

Steady

Steady

Steady

Declining

Declining

Start of recovery

Approaching
peak of market

Start of recovery

Bottom of market Rising market

Rising market

Flat

Flat

Flat

Flat

Flat

Flat

Flat

Significant

Significant

Significant

Small

Large

Significant

Significant

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

Market
Indicators

Factor

1
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Month in Review
November 2017

QueenslandProperty
Property Market
Queensland
MarketIndicators
Indicators– -Houses
Houses
Factor

Cairns

Townsville

Rental Vacancy Situation

Shortage of
available
property
relative to
demand

Balanced
market

Rental Vacancy Trend

Steady

Tightening

Demand for New Houses

Soft

Trend in New House
Construction

Whitsunday

Mackay

Rockhampton

Emerald

Gladstone

Bundaberg

Hervey
Bay

Sunshine
Coast

Brisbane

Ipswich

Gold Coast

Toowoomba

Severe
shortage of
available
property
relative to
demand
Tightening
sharply

Balanced
market

Over-supply Balanced
of available market
property
relative to
demand

Over-supply Balanced
of available market
property
relative to
demand

Balanced
market

Balanced
market

Over-supply
of available
property
relative to
demand

Over-supply
of available
property
relative to
demand

Shortage of
available
property
relative to
demand

Balanced
market

Tightening Steady

Tightening

Tightening

Tightening

Steady

Steady

Steady

Increasing

Increasing

Tightening

Steady

Fair

Fair

Fair

Soft

Soft

Fair

Fair

Fair

Strong

Fair

Fair

Strong

Soft

Steady

Steady

Steady

Steady

Declining

Steady

Increasing

Steady

Steady Increasing

Increasing

Increasing

Increasing

Increasing

Steady

Volume of House Sales

Steady

Steady

Increasing

Increasing

Steady

Steady

Steady

Steady

Increasing

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Start of
recovery

Start of
recovery

Start of
recovery

Bottom of
market

Bottom of
market

Start of
recovery

Bottom of
market

Bottom of
market

Start of
recovery

Start of
recovery

Start of
recovery

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Occasionally

Almost
never

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

Frequently

Occasionally

Approaching
peak of
market
Occasionally

Occasionally

Occasionally

Approaching
peak of
market
Occasionally

Approaching
bottom of
market
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
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Month in Review
November 2017

QueenslandProperty
Property Market
– Units
Queensland
MarketIndicators
Indicators
- Units
Factor

Cairns

Townsville

Whitsunday

Mackay

Rockhampton

Emerald

Gladstone

Bundaberg

Hervey
Bay

Sunshine
Coast

Brisbane

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

Balanced
market

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

Steady

Tightening - Tightening
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

Fair

Very soft

Fair

Soft

Soft

Trend in New Unit
Construction

Increasing

Steady

Declining
significantly

Declining

Steady

Declining
significantly

Steady

Steady

Steady

Increasing

Declining
significantly

Increasing

Increasing

Declining

Volume of Unit Sales

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Increasing Steady

Steady

Declining
significantly

Steady

Steady

Declining

Stage of Property Cycle

Bottom of
market

Start of
recovery

Bottom of
market

Bottom of
market

Bottom of
market

Bottom of
market

Bottom of
market

Start of
recovery

Rising
market

Declining
market

Start of
recovery

Peak of
market

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Occasionally

Almost
never

Almost
never

Approachin
g bottom of
market
Occasionally

Almost
never

Occasionally

Occasionally

Frequently

Occasionally

Occasionally

Very
frequently

Frequently

Frequently

Approachin
g bottom of
market
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
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Month in Review
November 2017

Queensland Property Market Indicators – Industrial

Queensland Property Market Indicators - Industrial
Factor

Cairns

Rental Vacancy Situation

Balanced
market

Rental Vacancy Trend

Townsville

Mackay

Rockhampton

Sunshine
Coast

Emerald

Gladstone

Wide Bay

Brisbane

Gold Coast

Toowoomba

Balanced
market - Oversupply of
available
property relative
to demand
Steady

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

Over-supply of
available
property relative
to demand

Over-supply of Balanced
available
market
property relative
to demand

Tightening

Steady Increasing

Steady

Over-supply of Balanced
available
market
property relative
to demand

Over-supply of
available
property relative
to demand

Steady

Balanced
market - Oversupply of
available
property relative
to demand
Steady

Steady

Steady

Steady

Rental Rate Trend

Stable

Stable

Stable

Stable

Declining Stable

Stable

Stable Increasing

Stable

Stable

Declining Stable

Stable

Volume of Property Sales

Steady

Steady

Increasing

Steady

Steady

Steady

Steady

Steady

Steady

Steady Declining

Steady

Stage of Property Cycle

Start of recovery Bottom of
market

Approaching
bottom of
market

Bottom of
market

Approaching
bottom of
market

Bottom of
market

Rising market

Rising market

Approaching
peak of market

Declining
market

Start of recovery

Local Economic Situation

Flat

Steady growth

Flat

Flat

Flat

Steady growth

Flat

Steady growth

Flat Contraction

Flat

Small

Small Significant

Significant

Significant

Small

Significant

Significant Large

Small

Value Difference between
Small
Significant
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

Flat

1

© Herron Todd White Copyright 2017

79

Month in Review
November 2017

SA, NT andTerritory,
WA Property
Market
Indicators
– HousesAustralia Property Market Indicators - Houses
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 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

Steady

Shortage of
Balanced market
available property
relative to
demand
Tightening
Steady

Over-supply of
available property
relative to
demand
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

Increasing

Steady

Steady

Steady

Rising market

Rising market

Rising market

Rising market

Rising market

Bottom of market

Bottom of market

Approaching
bottom of market

Start of recovery

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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Month in Review
November 2017

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

Adelaide Hills Barossa Valley

Iron Triangle Mount Gambier Alice Springs

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

Darwin

Perth

South West WA

Steady

Shortage of
Balanced market
available property
relative to
demand
Tightening
Steady

Large over-supply
of available
property relative
to demand
Steady

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

Fair

Fair

Soft

Fair

Very soft

Soft

Fair

Increasing

Increasing

Increasing

Steady

Steady

Declining
significantly

Declining

Declining

Steady

Steady

Steady

Steady

Increasing

Steady

Steady

Steady

Steady

Bottom of market

Bottom of market

Bottom of market

Bottom of market

Rising market

Bottom of market

Approaching
bottom of market

Declining market

Start of recovery

Occasionally

Occasionally

Occasionally

Occasionally

Almost never

Frequently

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

1
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Month in Review
November 2017

SA,
NT and Territory,
WA Property
Market
Indicators
– Industrial
Northern
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

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Rental Vacancy Trend

Increasing

Increasing

Increasing

Increasing

Steady

Increasing

Steady

Increasing

Rental Rate Trend

Stable

Stable

Stable

Stable

Declining

Stable

Stable

Declining

Volume of Property Sales

Steady

Steady

Steady

Steady

Steady

Declining

Steady

Steady

Stage of Property Cycle

Bottom of market

Bottom of market

Bottom of market

Bottom of market

Declining market

Bottom of market

Bottom of market

Approaching bottom
of market

Local Economic Situation

Flat

Flat

Flat

Flat

Flat

Contraction

Flat

Contraction

Significant

Significant

Significant

Large

Large

Large

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

Market
Indicators

Value Difference between Quality
Significant
Significant
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
valuersworkinthepropertymarketevery
day,providingprofessionalservicesforall
classesofpropertyincludingcommercial,
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
underProfessionalStandardsLegislation.
This scheme does not apply within
Tasmania.

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

