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A grand tradition
This month we place house design into the hypothetical rocking chair
of it’s twilight years – whittling, whistling and trying to remember when
bow-ties-and-braces became a spot-on fashion statement.

Like some sort of Dorian Gray of real estate, there’s
housing throughout our nation that never seems
wearied by age.
We have a diverse landscape. From the howling
Antarctic winds that hammer our southern coastline
to the sweltering summers referred to lovingly
as “Troppo Season” in the Top End, we’ve had to
produce accommodation that has the ability to
cope providing shelter, security and respite. But as
the greats say, “Form follows function.” Across the
breadth and length of this nation, we’ve managed
to produce shelter that doesn’t just deal with the
elements, but can also strike an emotional chord that
can ring through decades – even centuries in some
cases.
The great thing is every region has its icons.
The history of diverse Australian housing design
is entrenched in geography. Timber-and-tin
Queenslanders, Adelaidian blue stones, Victorian

Federation and Sydney terraces all seem to have
naturaly sprung into place and defined their
communities.
Looking around the country, we thought it high
time a study of traditional housing and its appeal
to modern buyers was well past due. What is it
that makes people want to own these treasured
structures in the various locations dotting our map?
We’re going to clear the air and create a ready
reference for you. We’ve asked Herron Todd White
offices from across the country to dissect classic
housing in their patch.
The first question for each was, “What is a traditional
or classic home in your area?” and they’ve delivered
in spades. Our experts have described the structures
that help form their local identity, and then broken
their appeal down to show how and why today’s
buyers are lapping up real estate from a bygone era.
We also check in to see if there’s a tendency to
replicate classic house design, build upon its more
appealing features or totally re-invent spaces to
ensure they cater to modern world desires.

We’ve also looked at specifics – price points, positions
and tips on what to do if you’re lucky enough to
acquire a local icon. Add to that some opinion about
the outlook for values within the classic home sector
and you have a very comprehensive take on heritage
housing.
For the commercially minded, its time the office
market gained some attention. This month we
give you a wrap on all things office by assessing
performance to date for 2016, but with a little
commercial “eye candy” thrown in.
Among the commentary in our pages you’ll also find
a list of the most important sales to have transacted
so far this year – a terrific buy, an awesome sell, or
a local benchmark that you just can’t ignore. It’s a
cache of useful and interesting information, on hand
and ready to reference.
So there you have it, a moment to cast you’re mind
back and gaze upon your area of interest as though it
were in sepia tones. But don’t get caught in the past
without heading back to the future. Call our one of
our property professionals and we’ll fire up the real
estate DeLorean so you buy well in the present.

Feature

If these grand old homes could talk, they’d no doubt
look back and muse as to why some of their kind
have been relegated to the architectural wasteland
while other abodes are elevated to an iconic status.
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New South Wales

In order to improve your information base, we’ve
asked our commercial experts to firstly, give their
market roundup for 2016 to date. To add a little
more edge to your considerations, each office has
also detailed the most important office sector sales
to have transacted in the past seven months. It’s a
ready reference packed with useful info.
Sydney
The Sydney office market is in a period of growth.
A diverse range of industry sectors have shown
increased demand for office space across both
premium, A grade and even B grade office space.
The Sydney office sector has particularly benefited
from solid tenant demand throughout the year
from the professional services sector including
finance, insurance, real estate and business services,
reaffirming the dominance of these sectors in the
local Sydney economy. In particular, sales and leasing
activity from smaller space occupiers (generally
under 500 square metres) have reportedly been very
active in this market in Sydney throughout 2016.
The vacancy rate for Sydney office markets
monitored by the Property Council of Australia
(PCA) fell from 6.3% to 5.6% in the six months to

July 2016. The reduction was a result of increased
demand and increased stock withdrawals.
Interestingly vacant prime stock in Sydney was
higher than secondary stock.
Major commercial real estate agencies have reported
rental levels for prime and secondary grade spaces
to have increased over the first half of 2016. Should
falls in vacancy levels and improved levels of tenant
demand continue as predicted, rental levels are
expected to continue to rise for Sydney office
markets with incentive levels also anticipated to
continue to fall.
Capital values for Sydney have continued to improve
throughout the first half of the year with continuing
low interest rates, increased confidence, increased
demand from investors and continuing increased
rental returns.
Forward looking indicators are providing a positive
outlook for Sydney’s office markets for the
remainder of 2016.
We have closely observed many sales in the CBD,
including that of a strata suite in the AWA Building
which sold for a net passing yield of 7.53%, well
above the current average for strata suites. The
334 square metre suite had an income of $164,000
from three tenancies, proving that there are some
properties still available offering returns above 6%.

Canberra
The top end of the market has been very active
with landlords of A and B grade buildings in the city
negotiating extensions to leases for terms close to
ten years. Incentives for these deals are running at
close to 30% with a face rent of circa $400 to $420
per square metre. A number of these properties
are currently being offered to the market post
lease negotiations. One example is 62 Northbourne
Avenue, with a new lease expiry of June 2026. The
building is early 1990s and has been progressively
upgraded over the years to retain its competitive
position in the market.
There have been a number of recent transactions at
the upper end of the market in the first half of 2016,
including:

Commercial

Overview
The office market is worth close scrutiny this month,
as we deal with the impacts of both the national
and international economies. In this environment,
knowledge is power.
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• 14 Mort Street sold for $41.5 million showing an
initial yield of 7.5% with a WALE of circa eight
years. This is an older building, that has been
maintained to retain its competitiveness with a
new long term lease in place.
Another sale concluded is 92 Northbourne Avenue,
the former long term home of the NRMA, for
$25.025 million to local developer Geocon. Geocon
is reported to be considering developing a 140 room
hotel for its Abode hotel group and 350 apartments
for the market. The site has an area of 6,260 square
metres.
A sale in the city which has attracted strong interest
due to its sub $2 million price is 25 Garema Place for
$1.9 million. Two tenants occupy the building, a bar
on the ground floor and a hairdressing studio on the
upper level. The WALE is reported to be 5.5 years.
Fully leased stand alone buildings seldom hit the
market in this retail location and the yield achieved of
circa 5.4% reflected the scarcity value at this price
point.
The city market is strong and further sales are
expected before the year’s end.

Illawarra
The Illawarra office market has shown clear signs
of improvement over the past two years with an
increase in sales volumes, demonstrating improved
confidence after a prolonged period of static
conditions. Investment transactions have increased
as investors are enticed back to the market by yield
arbitrage that is becoming scarce in the capital cities.
Most investors are still driven by good quality
assets, strong lease covenants and rental security.
Price point is becoming less of a factor and there
is demand for higher valued assets (plus circa
$5 million). An example is the recent sale of the
Commonwealth Government (Department of
Defence) anchored office building at 8 Station Street,
Wollongong for $13.6 million, reflecting a passing
yield of 9.5% and $3,559 per square metre of
lettable area. In addition to local buyers, the region
is attracting investors (private and syndicate) from
Sydney, interstate and overseas, as well as second
tier funds. Owner-occupiers also remain active in the
sub circa $1 million price range.
Low interest rates, a recovery in the development
site market and the increased buyer depth has
resulted in yield compression despite rents largely
remaining stagnant. Low interest rates are a
significant driver in the local market and have also
made it more attractive for tenants to become
owners. The development of several large strata
titled mixed use projects in the Wollongong CBD

may convert some existing and potential tenants to
owner-occupiers.
Commercial leasing conditions in the Illawarra region
have improved slightly with government tenants a
major driver in the leasing market. This is evident by
State Emergency Services leasing the former ATO
office building in the Wollongong CBD. Incentives
remain common with discounts of between 5%
and 15% of gross annual rent generally required to
attract a new tenant, usually in the form of a free
rent period.
There is growing evidence of a market split between
A grade space which has low vacancy rates and good
demand and lower quality B and C grade space which
have higher vacancy rates and modest demand.
All tenants however are driven by affordability and
therefore we see limited upward pressure on rents.
Newcastle
There has been a recent announcement (as published
in the Newcastle Herald on 17 August) that the
remaining seven development sites known as the
East End Portfolio have been put to market under
an expressions of interest campaign, to be sold by
commercial real estate agents Savills. While not
strictly office news, this is an interesting turn of
events given the assumption that since Landcom
(now UrbanGrowth) became joint venture partners
with GPT in 2012, the sites would be developed by
these players.

Commercial

• Aviation House in Woden sold by Mirvac to a
Queensland based private investor for $68.1
million showing a 9% return with a WALE of close
to five years. This is a five year old building with a
residue of a ten year lease in place.
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We are smack bang in the middle of the biggest
residential unit development boom the city has ever
seen and this development, which includes 47,800
square metres of residential gross floor area, 4,900
square metres of retail and 2,700 square metres of
commercial, may well be too much too late. Those
of us who remember the 2003 slow down after the
first of the Honeysuckle unit stages went up also
remember the very long and slow sell down period
of units constructed at the tail end of that particular
development boom and the subsequent fall in unit
values.
However there are different local (and macro)
market factors in place at this time. The new
Newcastle campus on Hunter Street, the Newcastle
Rejuvenation project, the new Courthouse,
historically low interest rates and unprecedented

buyer activity from Chinese investors have spurred
on this boom, although we must remain aware that
local supply and demand factors will win out every
time. The question in the marketplace remains: when
will the boom end?
Lismore
The Lismore commercial office market has had no
recently negotiated sales, however we would expect
the most likely purchasers would be owner-occupiers
with generally yields 2% to 4 % below the investor
market.

Coffs Harbour
There has been limited activity within the commercial
office market with overall balanced out stable market
conditions.
Property that has been offered to the market has
been largely purchased by a single entity at very firm
pricing.

Where properties are leased to national tenants
we would expect yields to be similar to the owner
occupier, assuming a national tenant with a WALE of
three years or above.

The Gordon Street precinct is now established as
Coffs Harbour’s premier office location. The most
recent land sale occurred in June at $914 per square
metre for a 1,012 square metre site. The most recent
sale of an improved office complex in the Gordon
Street precinct showed a 4.27% initial yield on a
$2.75 million investment. The property is leased to a
government tenant on a long term lease.

Investor yields tend to broadly range from 9% to
10.5% (local tenancies) and owner-occupiers tend to
broadly range from 6% to 8%. The higher the value
level the higher the yield.

The most recent sale within a secondary precinct
of the Coffs Harbour CBD occurred in April at $1.9
million with an analysed yield of 7.47% and $2,157
per square metre based on building area.

Yields within Lismore have held over the past 12
months, which is consistent with the following
evidence:

Grafton commercial market presents with higher
investment rates. The recent sale by auction of a
commercial office building on leaseback long term
lease displayed a 10.5% initial
yield of $1,363 per square metre
based on building area on a $1.84
million investment.

Commercial

There could be a million different reasons why GPT
and UrbanGrowth have decided to sell off these
assets. We could speculate that the recently watered
down height limits and the associated down sizing of
the development aren’t providing the hurdle rates
required for such an undertaking or that there could
be a reallocation of assets or some other internal
business reason. We here at Herron Todd White
Month in Review have previously speculated that a
residential development of this size in the Newcastle
marketplace that hasn’t yet started construction may
well have mistimed the market.
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Victoria

Over the first half of 2016, major CBD sales under
$50 million include:
• 395 Collins Street, Melbourne, a heritage-listed
office building which was sold to a private investor
for $34 million reflecting a capital value rate of
$6,049 per square metre and an analysed market
yield of 5.79%. The sale was conducted by JLL via
an expression of interest campaign.
• 51 Queen Street, Melbourne, a refurbished 1970s
office building with a 4 star NABERS rating was
sold for $23.4 million to a Brunei investor in

June 2016. The sale represented a capital gain
of approximately 43% after the property was
acquired for $16.4 million by the vendor in 2012.
The sale reflects an analysed market yield of
6.08% and a capital value rate of $4,920 per
square metre.
A significant metropolitan sale of note is the
Como Centre in South Yarra which changed hands
for $236.5 million in May 2016. The site covers
approximately two hectares on the corner of Toorak
Road and Chapel Street and includes office and retail
space, a hotel and a car park. The property was sold
by Mirvac to property syndicator Newmark Capital
on an approximate passing yield of 5.98%.
For CBD commercial sites with development
potential, transaction volumes have slowed since
the interim planning controls were introduced in
September 2015. This market segment has lost
momentum due to the uncertainty and prospective
purchasers appear to be more cautious, willing
to hold off on decisions until the permanent
planning controls are finalised in September 2016.
Furthermore, with the planned introduction of Better
Apartments standards which may have the effect
of reducing development yields, we anticipate some
potential for softening of development site land
values.

City fringe and inner suburban
development sites continue
to benefit from the shift in
developers’ interest from the
Melbourne CBD.
A number of developers, both local and offshore, are
willing to pay premiums to secure prime development
sites. Competition is strong for properties with
holding income and development upside. For
instance, 44-46 Greeves Street in Fitzroy was sold to
a residential developer within three hours of listing
for $3.2 million, reflecting a land rate of $7,111 per
square metre. The purchaser was the under bidder
on 71-75 Argyle Street, Fitzroy, a double storey period
office building on a substantial landholding which
was sold to Piccolo Developments in June for $7.8
million, reflecting a land rate of $7,365 per square
metre.
The Reserve Bank of Australia further decreased the
cash rate in August to a record low of 1.50%. The
reduced cost of borrowing combined with the lower
Australian dollar and volatile global financial markets
continue to attract foreign investment in Melbourne’s
commercial property market. Foreign investors
accounted for approximately 60% of the total sales
in the Melbourne fringe office market over the past

Commercial

Melbourne
The Property Council of Australia’s Melbourne CBD
office market vacancy rate across all grades fell over
the first half of 2016, reducing from 7.8% in January
to 7% as at July. The vacancy rate is forecast to
increase slightly by the end of 2016 as Tower 2 and
Tower 4 are completed within Walker Corporation’s
Collins Square development. A significant proportion
of this new supply has been pre-committed to anchor
tenants such as KPMG, Maddocks Lawyers, AECOM
and Link Group. The vacancy rate is forecast to
improve throughout 2017 due to the limited supply
of new office space in the pipeline. As a result, we
anticipate incentives will reduce and effective rental
growth will occur. We have already seen evidence of
incentives winding back for smaller tenancy areas
within the CBD.
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Bendigo
The office market in Bendigo is stable with not a
great deal of movement in terms of sales. Of note is
the sale of a purpose built office building in Bridge
Street for approximately $7.3 million, leased to
a government tenant with an approximate yield
of 4.4%. Another recent transaction occurred in
McLaren Street which reportedly sold for just north
of $10 million with a secure lease to a government
tenant. Generally lower grade office space in Bendigo
leases between $150 and $250 per square metre
while new prime office space goes from $250 to
$350 per square metre.
There is not a great deal of new dedicated office
development in Bendigo at the current time.
However, at the moment there is a distinct rise in
mixed use development projects under construction.
Mixed use development can combine retail, office
and residential apartments in varied and vibrant
combinations. This heralds a new era in the Bendigo
property market where old sites in the CBD are being
revived or rebuilt to serve a new purpose at a higher
density than previously observed. Prime examples

are located at the top end of View Street which is
well under construction and has all office space pre
leased. The Mitchell 11 project on the opposite side of
the CBD is nearing completion. These developments
are offering new prime office space and luxury
residential apartments in solid locations and are
subsequently receiving strong interest from the
upper end of the market. We expect to see more
mixed use developments in the Bendigo CBD in the
future as the City of Greater Bendigo’s strategic
plans are modelled on the concept of a compact city.
Mildura
The office market in Mildura has been relatively
quiet in recent years. There have been few new
developments, and most tenants have tended to stay
put rather than go through the hassle of moving to
new premises. Investors have shown a willingness
to buy securely leased office premises, with a recent
example being a modern, 345 square metre building
in Langtree Avenue, which sold on a yield of 8.11%.
Buyers of vacant premises will nearly always be
owner occupiers and a good recent example is the
sale of the former Centrelink building in the Mildura
CBD, which sold on an analysed yield of 9.25%.
Having sat empty for several years, it is good to see
this building getting a spruce up and being occupied
once again.

Commercial

12 months to June 2016. The historically low interest
rate environment has also stimulated owner-occupier
demand. Due to the strong demand and limited
supply of CBD and CBD fringe located office assets,
we expect to see further capital growth and yield
compression in the short to medium term.
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South Australia

The announcement that Arrium is under the control
of administrators is another blow to an already
strained regional economy. The project employed
over 3,000 people so this is having a significant
destabilising effect throughout the state which
is still dealing with the continuing decline of the
manufacturing sector. Recent media reports indicate
that modelling undertaken by Flinders University
has estimated that the state wide economic impact if
Arrium closes is in the order of $770 million.
The announcement that the Federal Government
has secured a submarine manufacturing deal that
supports local construction may potentially offer
some relief but the extent of the benefit remains
to be seen. Media reports are estimating that
3,000 jobs will be created, commencing with the
construction of a new factory.
In an economic climate such as this, office leasing
continues to be challenging. Agents are reporting
that there is little incentive for tenants to act quickly
with little competition in the market. This is leading to
a growing use of incentives which is masking the true
impact of market stagnation.

This is particularly noticeable in lower grade office
space with vacancy growing as business gravitates
towards premium grade, smaller accommodation
which is more functional and may have a lower
overall cost. That said, vacancy in premium grade
space in the Adelaide CBD is at 7% (PCA January
2016), which is considered low in comparison to C
grade at 16.5% and D grade accommodation at over
20.5%.
While the vacancy rates aren’t very comforting, more
concerning reports are from agents who are finding
the leasing market increasingly risk averse, making it
difficult to finalise agreements.
The general expectation is that rental rates have
not improved and are not expected to in the
immediate future, however some positive signs
are around. Employment statistics show a firming
of the unemployment rate from a high of 7.9%
in September 2015 down to 5.7% in March 2016.
Additionally, the appeal of development within
the CBD is resulting in older, lower grade office
buildings being converted to residential apartments.
The altered use of these building may eventually
contribute to a reduced supply of office space and
assist to increase rentals throughout the CBD.
The reducing or at best stagnated rentals are
creating a greater divide in the yields between
investment properties with strong and weak lease
covenants so much so that with owner occupiers

driving the market, analysed yields for vacant
properties are often tighter than for investment
properties with lower grade tenants and lease
covenants.
An example of this is the recent sale of an office on
South Terrace (below). While the analysed yield is
subject to a range of assumptions, the analysis shows
a far lower yield than would potentially be achievable
if sold subject to a lease with a low WALE or an
untested tenant.
A recent sale of a property fronting Hutt Street with
strong lease covenants with a bank tenant shows a
similar yield.
If either of these properties sold with a poor (higher
risk) tenancy in place, the yield would be softer.
South Terrace, Adelaide
Sale Date Sale Price Land Area Lettable Passing
Analysed
$/m2
(m2)
Area
Yield (%) Market Yield Lettable
(m2)
(%)
area
01/05/16

$1.8m

519

372

0.00

5.79

$4,839

The property has a road frontage to South Terrace
and is within the City Frame zone.
Erected on the property is a modern style, two level,
semi-detached office building with primary frontage
to South Terrace and on site parking to the rear via
Stafford Street and Stafford Lane. The building was
significantly refurbished in 2003. It is attached to the

Commercial

Adelaide
Throughout 2015 and into 2016 the economic climate
in South Australia has been subdued. This has had a
dampening effect on commercial markets generally
and has had an impact on the Adelaide CBD and
fringe markets.
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The property has been sold subject to vacant
possession. The sale analyses to a yield of 5.78%
based on the following assumptions:

Both the ground floor and first floor have a
symmetrical floor plan with all rooms located on
either side of a central hallway. The ground floor
accommodates a waiting room and reception to
the front of the building and a walk through library
adjacent to the main boardroom. The remainder of
the floor comprises a meeting room and three offices
on the eastern side of the building and amenities,
copier room and general office area on the western
side.

•

assessed gross income of $133,860 per annum
($360 per square metre);

•

Outgoings of $24,903 per annum ($67 per
square metre);

•

vacancy allowance of $82,993.

The first floor comprises two executive offices at
the front of the building overlooking South Terrace,
each with access to the front balcony. An office area
opens out from the top of the stairs followed by a
workroom and three offices to one side with four
offices, general office area, kitchen and amenities.
An external staircase is located to the rear of the
building providing secondary access from the car
park.

The site is contained within a Main Street (Hutt) zone
and has dual road frontage to Hutt Street and Halifax
Mews.

The office has been refurbished to a high standard
with modern features including glass partitions and
commercial grade carpet. Windows to the eastern
side of the building allow a good amount of natural
light.

Sale Date Sale Price Land Area Lettable Passing
Analysed
$/m2
(m2)
Area
Yield (%) Market Yield Lettable
2
(m )
(%)
area
9/11/15

$2.55m

208

232

5.17

5.12

$10,991

The property comprises a two-level, 1950s
constructed office and retail building. The building
is split into two tenancies and has a lettable area
of 232 square metres. Bendigo Bank occupies 164
square metres, including the whole ground floor.
GIC Australia leases a 68 square metre portion
of the first level. The building facade has recently
undergone refurbishment and the Bendigo Bank
tenancy was updated at the beginning of the lease.
The property was sold at public auction.

The building has a current annual gross income of
$147,154 per annum ($634 per square metre) and is
100% occupied. The WALE equates to 4.89 years.
The sale analyses to a yield of 5.12% based on the
following assumptions:
•

assessed gross income of $147,154 per annum
($634 per square metre);

•

outgoings of $15,224 per annum ($66 per
square metre)

Bendigo Bank was given an incentive of $25,000 at
the beginning of the lease and pays 70% of the Land
Tax annually plus all recoverable outgoings for the
property.

Commercial

western boundary and detached to the eastern side
with a vine covered walkway extending along this
boundary.
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Queensland

Notwithstanding the headline figures, the Brisbane
CBD is showing signs of recovery, with the first
significant net absorption in four years totalling
42,742 square metres. It is now apparent that there
has been significant new tenant interest in CBD office
buildings, brought about by record high incentive
levels and the availability of accommodation which
was previously out of reach of many tenants.
In the fringe markets, the picture remains more
constrained with further negative net absorption
totalling 1,996 square metres. This brings the total
vacancy to 12.9%. Of the primary fringe areas, both
Spring Hill and the Urban Renewal areas showed
positive absorption, while South Brisbane, Milton and
Toowong continued to show negative net absorption,
resulting in an increase in overall vacancies.

We are now however coming to the end of an
extended supply cycle both in the CBD and in the
fringe and there is unlikely to be new significant
commercial office development until we see a
recovery in effective rents.
In suburban markets, the overall picture remains
relatively stable with very limited new supply but a
significant quantity of stock available and difficult
leasing conditions in many areas.
In terms of recent sales transactions, there is still
good demand for well leased properties but a
very significant differential between primary and
secondary properties. Within the Brisbane CBD, there
has been only one significant sale in the past six
months: 300 Queen Street at $188 million, showing a
rate of $9,700 per square metre and a passing yield
of circa 7%.
In fringe areas there has been significant activity
with five significant sales, primarily in the Urban
Renewal area. These have generally been of good
quality and well leased properties.

Some recent notable sales in Brisbane include:
Property

Sale Price

NLA

Yield

$/m2 of NLA

300 Queen St Brisbane

$188m

19,364

7%*

$9,708

26 Commercial Road

$13,25m

2,195

7.54%

$5,308

$205m

5,264

8.45%

$3,680

Newstead
7 Brandl Street,
Eight Mile Plains

* Reported

300 Queen St, Brisbane

26 Commercial Rd, Newstead

There is a strong owner occupier focus in suburban
markets with reasonable demand for well located
near city strata units in the sub $1 million price
bracket. Demand for poorly leased larger properties
is poor unless well tenanted.

Commercial

Brisbane
In July, the PCA reported that Brisbane recorded its
highest ever level of office vacancy with a headline
rate of 16.9%. This is primarily on the back of the
completion of two major new buildings - 180 Ann
Street and 480 Queen Street. There are now only
two buildings under construction in the Brisbane
CBD - completion of 1 William Street is imminent and
the 48,000 square metre office component of 300
George Street is to be completed in late 2018.

7 Brandl Street, Eight Mile Plains
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For investors, we foresee slim pickings in the market
generally with only properties having reasonable
lease covenants and strong locations likely to find
buyers easily.
Toowoomba
The office market in Toowoomba is predominantly
the CBD and fringe CBD areas. There are
also some office use properties in established
suburbs, generally comprising former dwellings
or former shops converted to professional office
or paramedical facilities. Examples of this are two
properties on opposite corners of the intersection of
two major arterial roads approximately ten minutes
from Toowoomba’s CBD. One property was a former
bakery and the second a convenience supermarket.
Both have been redeveloped as professional office
and retail space with high exposure, easy access and
good on site car parking. Both projects have been
driven by owner occupiers.
Leasing demand in 2015 was considered moderate
with office rentals remaining relatively static. Gross
face rents for prime office buildings sit at between
$375 and $400 per square metre per annum

gross. Any new development would likely require
rentals towards the upper parameter to be feasible.
Secondary office space continued to be low in line
with softer tenant demand, with rents showing a wide
range from circa $180 to $260 per square metre
per annum gross. The slow market conditions have
seen the introduction of some rental incentives as
landlords compete for tenants.
Capital values for larger commercial buildings
increased slightly in 2015 and are now considered
stable. There has been strong demand from owner
occupiers for smaller offices in the $300,000 to
$600,000 price range. These offices are often
former houses converted for professional use and
provide easy access for employees and clients and
good off street car parking. A diminishing supply
within this segment has resulted in a slightly stronger
increase in values.
There have been no new major office building
developments in Toowoomba during 2015 or to date
in 2016, with only a small development recently
completed on the corner of Herries and Phillip
Streets. This building is partly owner occupied. The
lack of activity is seen as a result of limited demand
and the need for extensive lease pre-commitments
and market leading rentals to make projects feasible.
The Department of Transport and Main Roads
had been sourcing a 2,500 square metre office

tenancy within the Toowoomba CBD or CBD fringes.
A tenancy of this size is considered very large by
Toowoomba office standards with the requirement
most likely fulfilled by the development of a new
building.
The low interest rates have resulted in a strong
demand for commercial properties by investors.
However, the lack of supply of quality, fully leased
properties has limited the number of investment
sales. The limited investment sales have indicated
yields of between 7.5% and 8.5%. The sub $1
million price bracket however remains strong with
a significantly increased number of buyers in this
market segment.
Notable sales over the past twelve months include
the James Cook Centre at a sale price of $11.65
million. The property comprises a 3,403 square
metre site positioned on the fringe of Toowoomba’s
CBD and includes a semi-modern three level
commercial office building of approximately 4,423
square metres with basement car parking for 22
vehicles, including one service vehicle.
The building has been partitioned into ten separate
tenancies ranging in size from 128 to 798 square
metres and is currently occupied by eight tenants
with a passing rental of $1,353,611 gross plus
GST or $306 per square metre gross. Tenants
include Toowoomba Regional Council, Ray White
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There is no doubt that challenging office market
conditions will remain for some time, but given a
reasonable hiatus in the development cycle we
anticipate that conditions are likely to start a slow
climb back.
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A separate open air car park on the corner of
Neil and King Streets, Toowoomba was included
in the sale. This property is a 1,052 square metre
allotment covered by bitumen hardstand providing
an additional 46 carparks. The current WALE (by
income) is 2.8 years and the sale analysed to a
passing yield of 9.37% and an analysed yield of
9.69% based on a PVA of 5% and a 12 month leaseup allowance on the vacant tenancy.
A second notable sale was the Westpac building in
Toowoomba’s CBD. This site at 431 Ruthven Street
sold for $3.7 million in November 2015 as vacant
possession and is a two level historical building with
roof-top access. The building is set to be transformed
into a unique space with high quality tenants and a
vision for The Bank development to have two retail
stores on the ground floor, offices on the second
floor and subject to Council approval, a bar on the
roof. The development is scheduled to be completed
in the second half of this year. Westpac relocated
to a mixed retail and commercial redevelopment
known as Walton Stores positioned between Ruthven
and Annand Streets within the inner CBD, which
commenced with several leases in place including the
major tenant.

The Toowoomba office market is expected to remain
stable over the coming year.
Gold Coast
The Property Council of Australia (PCA) has recently
released its office market report for July 2016. In
respect to the Gold Coast office market, while the
high vacancy rates have reduced since the Global
Financial Crisis, the most recent data has reflected a
slight upward movement in the metrics.
The figures for July indicate a total vacancy factor
for the Gold Coast of 14.3%, which represents a
circa 1% increase from January’s figure of 13.2%.
Interestingly, this statistic represents the first
vacancy rate increase for the Gold Coast office
market for circa five years. Audited net absorption
for the six months leading up to July was negative
4,511 square metres.
The Gold Coast’s more traditional office precincts of
Southport, Bundall and Surfers Paradise still exhibit
relatively high vacancy levels (circa 15.5%, 16.9%
and 19.3% respectively). Contrary to PCA office
market reports over the past two years, Southport
and Bundall have shown increases in vacancy factors
whereas Surfers Paradise shows a reduction of circa
14.6% from the January figures.
Broadbeach and Robina/Varsity Lakes have
performed well over the short term having the lowest
vacancy rates of all Gold Coast office precincts. It is

interesting to note that both precincts have sustained
increases in vacancy levels since January. The
vacancy rate in Broadbeach has risen from 3.7% in
January to 8.8% in the July report, although it is still
the lowest of all Gold Coast precincts. We note that
this increase coincided with the only supply addition
across the Gold Coast of 800 square metres. Robina/
Varsity Lakes also experienced a rise in vacancy from
6.9% to 10% over this time.

Enquiry and take up of better
quality office floor space appears
to have strengthened, which we
put down to its affordability in
comparison to secondary space.
Incentives have decreased to now fall more
commonly at 10% of lease term rental, generally
represented as a rent free period in the first year
of rental. This trend is likely to continue throughout
the second half of 2016 subject to no adverse
macroeconomic influences.
The months leading up to July have certainly been
turbulent. Global unrest and volatility in the share
market along with seemingly stationary business
confidence coincided with the elongated federal
election and unfavourable economic forecasts. We
consider that off the back of the election, increased
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Commercial, Ray White Residential, State of
Queensland, Creevey Russell Lawyers and TAB
Qld. At the time of sale there was one vacant office
tenancy of 395 square metres.
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As we move through 2016, improving conditions are
expected to continue. The Reserve Bank of Australia
cut the official cash rate by 0.25 percentage points
on 3 August to a historic low of 1.50%, which
will further stimulate already low interest rates.
Additionally, there is the ongoing benefit of planned
infrastructure associated with the Commonwealth
Games to be held on the Gold Coast in 2018.
However, uncertainty in respect to global unrest
could have implications for the Australian property
market overall.
Strengthening investor sentiment has resulted in
continued high value office buildings coming onto the
market, of which we have seen a number transact.
This trend that has been witnessed since circa mid
2015 would appear to be continuing into 2016. Of
particular interest were two recently reported offmarket sales of KRG House in Southport for around
$12 million on a circa 7.6% analysed yield and the
Campus Alpha Building in Robina for circa $26 million
on a circa 6.9% analysed yield. The Westpac Building
in Southport sold at auction in June for $5.42
million reflecting an analysed yield of 6.56%. Also,
a smaller office building on the fringe of Southport
at 156 Scarborough Street sold in March for $3.5

million. It was 55% vacant, providing opportunity
for a part owner occupier. At $2,432 per square
metre on lettable area, the transaction is considered
competitive.
These sales lead us to form the view that Gold
Coast office building investment property has
demonstrated a compression in yields of 50 to 100
basis points from transactions 12 to 24 months ago.
Overall, we consider that 2016 will again be
favourable for the Gold Coast’s office sector. On
the back of the diminishing vacancy rate level, we
anticipate further sales of office buildings in the $10
million plus category.
Sunshine Coast
The Sunshine Coast office market has continued to
note some strong sentiment during the first half of
2016, which has followed on the back of two years of
consolidation.
Some strong sales have been noted during the year,
which include the following:
•

31 Brisbane Road, Mooloolaba sold in February
2016 for $3.5 million. This is a two level,
refurbished office which is the national office
for Jetts Fitness with approximately two years
remaining on the lease term. It sold to a local
investor based on a yield of 6.87% and $5,255
per square metre of lettable area.

•

1 Innovation Parkway, Birtinya sold in July
2016 for $10.812 million. This is a three level,
approximately 14 year old commercial complex
comprising nine tenancy areas and is located
in the Kawana Business Village. The property
sold to a local investment syndicate on a yield of
8.38% and $3,576 per square metre of lettable
area with a WALE of 1.55 years.

These two sales indicate the strong demand for
leased office assets on the Sunshine Coast, however
vacant office property still has a lower level of
demand demonstrated by local owner occupiers still
not being strongly represented in the market.
As noted previously when discussing the Sunshine
Coast office market, the high level of stock
being constructed at present is likely to keep
any substantial price growth on hold and is also
impacting the buying decisions of local owner
occupiers as they wait to see the impacts over the
next 12 to 18 months of the increased vacancy that
will enter the market.
Wide Bay
The most notable office activity has been in the
medical office market with recently completed
community titled developments near the Friendlies
Society Hospital in Bundaberg and within the
Urraween Road Medical Precinct in Hervey Bay. The
shortage of available space in the nearby hospitals

Commercial

certainty should improve consumer confidence and
buyer appetite and confidence within the Gold Coast
property market.
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Rents continue to come under downward pressure
as demand for office accommodation weakens and
tenants have bargaining power. Lack of sales to
investors is a result of the lack of quality investment
properties for sale that provide a strong tenant and
long lease term at an asking price that reflects the
associated risk of local market conditions.

Gladstone
While this month’s review focuses on key office
sales in respective areas, there have been no known
arm’s length transactions of office accommodation
in Gladstone in 2016, likely as a result of current
declining market conditions, high vacancies and
generally poor market sentiment. Given declines in
values, property owners are reluctant to sell if they
can avoid it.

Until there is strong indication that the market has
bottomed out, we consider that the market for office
accommodation will remain volatile and the number
of transactions will remain low.

Owner occupiers were active
during 2015 and we consider that
due to low interest rates this buyer
type is likely to remain in the
market.
The lack of transactions in 2016 so far is perhaps
indicative of buyers being speculative and cautious
and waiting for some indication that market
conditions have begun to stabilise and bottom out.

Rockhampton
Both investor and owner occupier activity has
continued in the office Rockhampton for the first half
of 2016. There have been six notable known arm’s
length market transactions in the office sector, four
of which have been to local and non local investors
and two to local owner occupiers. The most notable
sale and now a benchmark sale for commercial
property in Rockhampton is the recently settled sale
of a three storey modern office building anchored
by National Australia Bank. The 5 star NABERS
rated building fetched $9.375 million, reflecting an
analysed market yield of about 8.5% and a rate
per square metre of lettable area of $4,105. The
remaining investment sales of office buildings have
ranged from $1.33 million to $2.4 million, reflecting
analysed market yields between 8.98% and 9.73%.

Owner occupier activity has continued in the sub $1
million price bracket and is anticipated to continue
while interest rates remain at all time lows.
Mackay
The office leasing market in Mackay continues to be
impacted by weak demand and high vacancy levels.
We are aware of an older style office on the city
fringe which is presently under a contract of sale
to a sitting tenant at a price of between $500,000
and $600,000. This transaction is fairly typical of
the thin trade which has occurred over the past six
to 12 months both in terms of price range and buyer
profile. Potential owner occupiers now recognise that
a combination of cheaper property prices and low
interest rates present a compelling argument against
renting in the current market.
There have been limited investment sales over the
past 12 months, however a part double storey, 631
square metre, older style commercial building at 52
Gordon Street was sold in April at a price $800,000
to show an analysed market yield of 9.67% or $1,268
per square metre. At the date of sale, seven of the
eight tenancies were leased to local tenants and one
ground floor tenancy of 31 square metres was vacant.
Five of the seven leased tenancies were occupied by
long standing dental health practices. The WALE by
income was 1.9 years. This sale is considered to be
reflective of the current market for this asset class.

Commercial

has generated demand for additional office space
in this segment of the market. The buyer profile
for these types of offices have predominantly been
medical professionals with investors active to a lesser
extent. Analysed yields typically range between 8%
and 8.5% and sales generally fall between $3,000
and $4,000 per square metre of net lettable area.
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At the date of writing, the WIN Television office at
6 Wellington Street was being marketed for sale
by expression of interest with vacant possession.
It comprises a 384 square metre building with a
generous ten on site car parks. Results here will
provide the next important indicator.
Townsville
The Townsville CBD office market has seen a high
turnover of office towers over the past three years
ranging in sale price from $5 million to over $53
million.
In February this year, Stanley Place, a 14 level A grade
office building sold for $53.5 million. The building
has a net lettable area of 13,795 square metres and
in 2010 and 2011 underwent a major refurbishment to
become one of only three buildings in Townsville that
has Nabers rating of over 4.5 stars. This transaction
is reportedly the most expensive office building ever
sold in Queensland outside of Brisbane. Federal
government departments occupy just under 80%
of the property, with the Australian Taxation Office
the major tenant. This sale was reportedly a counter
cyclical buy offering a good current income and
potential for capital growth.
Northtown, a seven level office and retail building
with basement car parking is also reportedly under
contract.

While the office market remains slow overall, we
are seeing that there is long term confidence in the
Townsville market, especially compared to the very
competitive environments in the major capitals with
lower returns on investment. These factors bode
well for the future of the Townsville market once it
regains its normal traction.

levels typically of $350 to $400 per square metre
per annum. Demand for lesser quality space remains
limited and there is a large oversupply even of good
quality non-inner CBD and well exposed secondary
space. These conditions have placed downward
pressure on secondary rents and have seen the
emergence of incentives.

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

Overall there has been little change in the Cairns
office market during the past twelve months and we
see no evidence that the current situation will change
over the remainder of 2016.

Commercial property sales in Cairns, inclusive of
retail and commercial office premises, remain well
below the peak levels achieved between 2005 and
2007. Nevertheless the market has been slowly
rebuilding in sales volume since 2010. Prices paid
for strata titled premises have been relatively stable
since 2010 at around $2,500 to $3,000 per square
metre of floor area.
Most new office space leasing demand is for smaller
areas and for modern, good quality green star rated
premises, however there is only a handful of such
buildings in Cairns. These buildings achieve high
levels of occupancy and are experiencing stable rent

Commercial
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Northern Territory

The following month saw the auction by the receiver
of a 193 square metre commercial office strata
unit in The Avenue, a modern multi-level mixed use
development at Parap. The unit was located on the
second floor and was leased for another three years
(with further options). The auction was not well
attended and the property eventually sold afterward
at a price just over one-third of the Nightcliff
property and with a net yield of 11.67%.
The difference in yield tends to indicate that buyers
still have a preference for owning Torrens Title land
over strata. It also reflects the parlous nature of the
commercial office market in Darwin at present, with
significant oversupply issues.
The NT Government has announced that
construction of the 12,000 square metre Health
Department accommodation requirement will now be
divided evenly between Darwin CBD and Palmerston

CBD. This would appear to dissipate the benefits of
co-locating the department (which was one of the
reasons put forward for the tender in the first place)
and a missed opportunity to see the rejuvenation of
at least one of the CBD’s vacant office buildings. It
is also a missed opportunity to reverse the dilution
of office space within Darwin CBD. By the time you
read this, the NT election will have been run and won
and it is hoped that the new government, whatever
its political persuasion, will review any opportunity to
improve the vibrancy of Darwin CBD.

Commercial

Darwin
An interesting comparison can be made between
two recent commercial investment property sales in
Darwin. In July an auction was held of a 345 square
metre block in Nightcliff shops that was improved
with a pre-cyclone two-level building, a 245 square
metre ground floor retail component leased for
another 12 months (with further options) and four
upstairs flats. The property sold after competitive
bidding at an estimated net yield of 6.46%,
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Western Australia

The vacancy rate by grade in the Perth CBD is:
•
•
•
•
•

Premium grade
A grade 		
B grade 		
C grade 		
D grade 		

16.7%
19.9%
28.5%
21.0%
37.5%

The Perth CBD office market currently contains
approximately 1,768,137 square metres of lettable
space, which is an 8.5% increase in new supply from
this time last year.
In contrast West Perth contains an additional
425,000 square metres of lettable space of which
138,000 square metres is A grade space. The
vacancy rate by grade in West Perth is:
•
•
•
•

A grade 		
B grade 		
C grade 		
D grade 		

11.3%
15.3%
17.4%
23.5%

During 2015, almost 130,000 square metres in new
supply was added to the Perth CBD office market,

a significant year in terms of new construction.
There are no new projects due for completion until
2018 when the new Woodside tower is completed.
There is unlikely to be any speculative development
commenced in Perth until vacancy begins to
decrease and rents stabilise. Perth may see several
smaller developments over the next five to eight
years, but a new development cycle is unlikely to get
underway before 2020.
In West Perth, there are very few development
opportunities.
There are however planned refurbishments in the
pipeline in the Perth and West Perth office markets
with landlords scrambling to retain and attract
tenants in an increasingly competitive market
place. Landlords are providing their existing and
prospective tenants with owner provided meeting
hubs, refurbished foyers (some with concierge
services) and gymnasiums or wellness centres. Some
innovative landlords are looking at child care or child
minding facilities within their buildings in addition
to the obligatory end of trip facilities such as bike
storage rooms and in some cases bike repair shops.
Agents active in the office leasing market advise
that there are approximately 70 formal requests for
proposals, totalling approximately 85,000 square
metres from tenants looking to relocate offices to
the Perth CBD. Agents report a flurry of activity from

tenants seeking to capitalise on the incentives on
offer from landlords (rent free, cash contributions
towards fitout and rebates). Approximately 30% of
the enquiry (equal to about 27,000 square metres of
space) is from tenants in suburban office locations
looking to centralise back to the Perth CBD to afford
their staff better links to the public transport network
hub and superior amenity.
Agents advise that approximately 150,000 square
metres of office space leased in the 12 months to
June 2016 in the Perth CBD office market, resulting
in a negative net absorption of 17,200 square metres
and approximately 17,300 square metres of office
leasing activity in the West Perth office market,
resulting in a net negative absorption of 11,000
square metres.
In terms of capital transactions, there have been
approximately $780 million in office transactions in
the Perth CBD to the 12 months to June 2016. This is
an increase from the previous 12 months and close to
the five year average of $760 million. 14 properties
were recorded as sold over the past 12 months to
June 2016, up from seven the previous year. Key
transactions include the sale of 219-221 St Georges
Terrace, Perth in February 2016 for $193.64 million
which reflected a passing yield of 7.46% or $6,246
per square metre of lettable area. 190 St Georges
Terrace, Perth also sold in February 2016 for $63.9
million at an initial yield of 8.35% and $6,826 per
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Perth
Almost 22% of Perth’s CBD office space is sitting
empty. That is a 2.2% increase over the past six
months and a 4.5% increase from a year ago. In
comparison, West Perth has 14.8% vacancy at the
moment, an increase of 2.6% over the past six
months and a 4% increase from this time last year.
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square metre of lettable area. 81 St Georges Terrace
sold in January 2016 for $63.9 million, at an initial
yield of 6.99% and $6,867 per square metre of
lettable area.

The outlook for the Perth office
leasing market is a stabilisation in
rental incentives and rents over
the short term and no significant
new building activity until at least
2020.

on the back of an increase in vacancy rates in this
section of the market.
The constrictions associated with the tightening
of both state and federal budgets have seen
government departments down sizing rather than
looking to upgrade. An exception to this rule is the
relocation of the headquarters of the Department
of Parks and Wildlife to Koombana Bay in Bunbury
as part of the State Government decentralisation
program. The $28.9 million project is earmarked to
start in early 2017 with completion due late 2018.

South West WA
There has been very little activity in the office
market in the south west region this year so far. The
continuing low business sentiment as a result of the
downturn in the Western Australian economy has led
to a lack of confidence in the office market.
There is currently a lack of supply of quality A
grade office space however this is countered by a
very low demand. Therefore privately funded office
development in the region has stalled. There has
been downward pressure on secondary office rents

Commercial

We anticipate that vacancies in the Perth CBD
will stabilise and that vacancies in West Perth will
increase as tenants look to relocate back to the Perth
CBD.
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New South Wales

This month, we’ve asked our offices to identify and
describe iconic historical house and unit designs in
their patch. They’ve also provided thoughts on how
strongly these property types trade in their markets,
and what the future holds for values and rents.
Sydney
Traditionally, the suburbs of Sydney were all about
the great Australian dream: a quarter acre block (well
not quite in most instances) with a modest family
home and reasonable size back yard was very much
the typical experience for most Sydneysiders in the
1950s to 1970s. Fast forward to 2016 and the buyer
wish list is as varied as the housing options now
available. Overall there has been a definite change in
the type of properties that your average homeowner
has trended to in recent times. Smaller homes on
larger blocks seem to be a thing of the past, with
modern day families focusing more on larger, good
quality, modern homes on smaller, low maintenance
parcels. To provide some detail within the various sub
markets of the metropolitan area we have looked at
options within the outer west, inner Sydney and at
the prestige level.

Outer West
In the outer west we can use the suburb of South
Penrith as an example. It sits within three kilometres
of the regional centre of Penrith and has easy access
to two exits of the M4 motorway. The suburb was
developed predominantly in the 1970s and your
typically home was of brick and tile construction,
on a 600 to 750 square metre land parcel, with
3-bedrooms, 1-bathroom and a single garage. The
suburb attracted a lot of families moving west from
the city to start their lives. The next generation of
buyer in South Penrith was often the first home
buying children of the original era. One more
generation on and while South Penrith is still popular
with some first home buyers, many have been
swayed by the new kid in town, the house and land
package in new estates such as Jordan Springs or
Claremont Meadows which are within five kilometres
of Penrith and close to the original family home.
In some cases, for the same $650,000 outlay for a
home in South Penrith, you can get a brand new 3- to
4- bedroom dwelling in a planned community estate.
What’s the catch I hear you ask? While you may get a
shiny new dwelling, typically they are on quite small
allotments, have a side wall built on the adjoining
boundary and at that price tend to have very similar
inclusions to all the neighbours. On the flip side,
in South Penrith, you may often be dealing with a
tired home in need of renovation, but you do have

considerable land size on an old style subdivision
featuring that thing of the past known as the wide
street.
It comes down to personal preference, but there
has been a definite shift towards low maintenance
house and land packages on small blocks in planned
estates. Where to in the future? Like most markets,
there is always room for a vast array of differing
property types. What will drive their growth into the
future will be ongoing infrastructure projects in and
around Penrith and improved transport options.
Inner Sydney
With limited stock on the market throughout most of
this year there has been a standout performer across
the inner Sydney suburbs. New property has been
the winner. Whether it is newly renovated property
with high quality finishes or newly built properties
such as modern style terraces, townhouses and
duplexes, the buyer appeal has been strong and wellpriced property has achieved good results for those
just wishing to unpack their bags and move straight
in.
Inner west and eastern suburbs period homes and
terraces on small blocks have always proved to be
appealing to a majority of the market with original
period features such as high ornate ceilings, timber
flooring, stained glass windows and ornate fireplaces
and a small courtyard garden.

Residential

Overview
Those who don’t learn from the past may be doomed
to repeat it, but given the longevity of some of our
most recognisable housing styles, repeating the past
isn’t such a bad thing.
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The eastern suburbs have also seen a spike in
interest in newly renovated properties and newly
built properties. With the rising costs of renovating
older style Victorian terraces and semis, the shift
to move in and enjoy with nothing to do properties
has generated high levels of interest and record
prices. From Little Bay to Dover Heights, the East
is seeing an increasing number of duplex style
properties being constructed with the market already
accustomed to smaller parcels of land than other
parts of Sydney. An example of the popularity of
this type of product in the market is the recent sale
of 4a Owen Street, North Bondi. This is a modern
3-bedroom, 3-bathroom strata titled duplex with
single garage, modern high quality features, study,
cinema room, rear deck and established landscaping
on around 220 square metres of land. The property

sold at auction for $2,751,500 through Ray White
Double Bay after a four week campaign.
In the south, larger blocks with big homes popular
from the 1970s through to the early 2000s are slowly
being phased out with the market demanding a
modern, high tech, yet low maintenance lifestyle and
the original land owner being able to capitalise on the
lack of available land and subdivide the parent parcel
to form two allotments.
New duplexes have proved extremely popular in
the southern suburbs even on parcels as small as
275 square metres. Larger back yards requiring
constant maintenance are becoming less sought
after. A recent example of an architectural dwelling
on a small parcel is 53B Oleander Parade, Caringbah
South. The original parcel was subdivided into two
smaller lots (approximately 450 square metres each)
and attracted high levels of interest with high quality
features, low maintenance grounds and plunge pool,
setting a new benchmark of $2.105 million at auction.
Not all new products feature in this price bracket but
most modern townhouses and attached duplexes are
now achieving $1 million plus.
With significant capital growth over the past five to
ten years, what was originally the family home has
often been held on to as an investment property
when the owners upgrade. In areas such as the
eastern suburbs, it is common for these properties to

be in $2 million to $3 million price bracket.
Prestige market
Prestige residential property in Sydney is generally
considered to be properties valued at greater than
$3 million. Prestige homes are scattered throughout
the greater Sydney metropolitan area, with the
highest concentrations in the eastern suburbs and
eastern beaches, inner city and inner east, inner west
and the lower and upper north shores.

Prestige property types cover
a wide range of dwellings and
apartments, with no single
property type truly representative
of the whole of the prestige
market.
Traditionally, freestanding dwellings on larger
allotments have been the sought after ideal,
however over the past decade, the lines have blurred
considerably as property values continue to rise
throughout Sydney.
In the sub $5 million bracket, prestige property
can include terraces homes, freestanding homes
on small, medium and larger allotments, converted
warehouses, townhouses and both period and
contemporary apartments.

Residential

Traditionally the inner west market demanded period
homes and new builds were considered out of place.
However, recently the latter have increased in both
popularity and supply due to up-sizers wanting
to stay in the inner west market, but satisfy their
craving for more flexible living areas and modern
features. For example 100 Allen Street, Leichhardt,
featuring 4-bedrooms, 2-bathrooms, double
garage and in-ground pool, sold for $2,700,000 by
Bresicwhiteney Estate Agents. This was well above
expectations and generated a high level of interest
throughout its campaign.
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In the $5 million to $10 million bracket, prestige
property tends to encompass primarily freestanding
homes on medium to larger allotments, some
renovated period and contemporary prestige
apartments and very few converted warehouse
properties and terrace homes.
An example includes Unit 3, 28 Billyard Avenue,
Elizabeth Bay which recently sold for $7 million. The
property is a high quality circa 1998 apartment in
a harbour front complex with quality harbour and
district views, providing single level 3-bedroom,
2-bathroom, 2-car garage accommodation.
In the $10 million and over bracket, prestige property
is generally limited to freestanding homes on larger
allotments and a limited number of penthouse
apartments.
An example includes 36 Chamberlain Avenue,
Rose Bay which recently sold for $12.5 million. The
property is a 1,257 square metre dual frontage
site with expansive harbour, district, CBD, Harbour
Bridge and Opera House views, improved with a
substantial renovated and extended period home

providing 5-bedroom, 5-bathroom, 2-car garage
accommodation and grounds including an in-ground
pool and tennis court.

on acreage sites where substantial improvements
can include tennis courts, pools, outdoor living rooms
and stables.

Prestige terrace homes tend to be centred in the
higher density inner city and city fringe locations.
These may include period renovator’s delights
throughout areas such as The Rocks, renovated
period terraces throughout areas such as
Paddington, Elizabeth Bay, Potts Point and Kirribilli,
with a smattering of contemporary terrace homes
throughout areas such as Paddington.

Converted warehouses have also grown in popularity
over recent times. Demand for this style of property
tends to be cyclical and they tend to be centred in
city fringe and inner west localities.

Numerous suburbs throughout the Sydney area
provide freestanding homes, both of period and
contemporary style. Properties throughout the
Upper North Shore (including areas such as Killara)
tend to encompass renovated period or Federation
era style homes. The eastern suburbs and Lower
North Shore are also characterised by renovated
period homes, though contemporary freestanding
homes remain equally sought after though less
abundant.
Southern suburbs generally encompass renovated
semi-modern homes though to contemporary
properties both on water front and non water front
sites in this price range, with the Hills District also
characterised by larger contemporary homes on
typical parcels of 1000 square metres and a mix of
semi-modern renovated and contemporary homes

Prestige apartments tend to be centred in the CBD
and CBD fringe areas, eastern suburbs and eastern
beaches and Lower North Shore, with a smattering
throughout the Cronulla area.
Over recent times, there has been a noticeable
emergence of demand for more centrally located
and higher quality property. Given the inherent
reduction in allotment sizes in closer proximity to the
CBD, greater demand is being shown for premium
apartments and terrace homes. The empty nester
market is a strong driver of demand for this style
of property, though it is becoming increasingly
desirable for families to relocate into this style of
accommodation, as proximity to amenities such as
restaurants, shopping, parks and harbour foreshores
become increasingly sought after and desirable.
Conclusion
Sydney has continued to exceed market predictions
over the past six months and while there was some
caution in the market leading up to and immediately
following the July federal election, we consider that
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An example includes 7 Lower Fort Street, The Rocks,
which recently sold for $4.7 million. It comprises a
6-bedroom, 3-bathroom circa 1880 terrace home
on a 207 square metre site with harbour and Opera
House views. The property has no on-site parking
and requires extensive renovation.
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Segments of the Sydney property market, especially
those that will benefit from proposed infrastructure
projects, are expected to continue to perform well.
Segments where the local council permit subdivision
and construction of duplexes which in turn feed the
desire for a modern, low maintenance dwelling are
also considered to perform well especially if they are
coupled with good access to transport links.

The modern duplex has many
characteristics of the original
terrace dwelling so the traditional
family home is returning.
Canberra
Canberra was developed as the nation’s capital in the
early 1900s.
Initially almost all construction work in the capital
was undertaken by Commonwealth instrumentalities.
Government built housing was required to

accommodate the public servants who transferred
from interstate. Early construction comprised a mix
of brick and tile cottage style housing. Traditional
housing styles changed in line with market, cost
and construction trends over time, however, the
traditional Canberra red brick cottage is still referred
to today.
These traditional homes are generally centrally
located in some of Canberra’s early suburbs including
Griffith, Kingston and Yarralumla and currently form
part of the top end of the residential market due to
block size and location. Many have been extended
over time.
In recent times, modern construction within
developing estates has seen a trend towards
contemporary designs using modern lightweight
cladding material. These materials and construction
techniques are cost efficient for builders and allow
high rates of production of dwellings which has been
required due to housing demand.
Illawarra
The average Illawarra homeowner has tended to
be in the market for a detached suburban dwelling.
Suburbs have been constructed in accordance
with trends at the time of subdivision and a stark
difference in suburbs over the years can be seen.
Hewitts Avenue in Thirroul contains dwellings that
were originally built as display homes in the 1930s.
They are single level, weatherboard clad with iron

roofing and are approximately 100 to 120 square
metres in size. Contrast this with the 250 to 300
square metre, single or two storey dwellings on
display at Housing World in Shell Cove.
Suburbs such as Towradgi, Coniston and Warilla
benefited from European migration which took off
at the end of World War II. Residential blocks were
purchased by migrants (often labourers) who would
build themselves a family home. The homes are
typically of brick and tile construction and these
original migrants have lived in them ever since. It is
now 50 to 60 years on and these residents no longer
require their homes. Towradgi, Coniston and Warilla
are experiencing a swift transition, with homes selling
for the first time in a generation being purchased
by young families and being renovated, extended or
demolished and rebuilt.
The major change in residential subdivisions in recent
times is to mix the traditional residential lots in with
higher density housing such as terraces, townhouses
and low-rise apartments. A developer wins, as they
can get more lots in their subdivision and the public
wins, as the higher density units are more affordable.
The success of new residential subdivisions in
Thirroul, Figtree, West Dapto, Calderwood, Flinders,
Shell Cove and South Nowra signify that the
Australian home ownership dream lives on in the
Illawarra.
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the upcoming spring season will be solid. Property
that was available for sale throughout the typical
sluggish winter months achieved good prices and
this could be attributed in part to the limited stock
available. Auction results, which are seen as an
indicator of market sentiment, have been tracking
well over the past six weeks in both clearance rates
and volume put to market.
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Southern Highlands
The Southern Highlands residential property market
has seen a marked increase in activity in both volume
and prices over the last two years. There has been
a noticeable increase in activity by investors, rental
levels increased and are now steady. The increasing
price trend is very strong in the lower to middle
price brackets, up to $2 million. Properties over $2
million are steady and also trading more briskly. The
tree change buyer relocating from Sydney is the
main active buyer type. Traditionally the Southern
Highlands property type is the older style character
home (1890s to 1950s) that are within short walking
distance of the town centres and local amenities.
There has also been good renovation and extension
activity in these well located, traditional property
types in Old Bowral, Mittagong and Moss Vale.
There is also an emerging property type of suburban
style modern and semi-modern homes on land sizes
of 700 square metres up to 4,000 square metres.
These modern homes appeal predominantly to young
families. There has been good land sales activity in
the now established residential subdivision precincts
such as Renwick Estate (Mittagong), Bingara Gorge
(Wilton) and more recently smaller more affordable
lots at Darraby Estate (Moss Vale) and Nattai
Ponds (Braemar). This uptick in activity has seen
the emergence of residential infill developments
in the townships of Bowral and Mittagong, with

established larger land lots being subdivided into
smaller allotments which are keenly sought after. If
interest rates remain at these historically low levels,
we consider these market increases to be sustainable
and should continue over the next six months.

Newcastle
This month we venture into two locations within close
proximity of Newcastle to explore the traditional
property types and highlight some of the changes
underway within these locations.

Similar to the Highlands, there is now a mix
of traditional property types in the Southern
Tablelands. Previously, demand was for well located
older homes and while these remain sought after,
there has also been a push for modern family homes.
Goulburn has seen steady to increasing trends over
the last five years. There have been good land sales
in the new, modern residential estates in Goulburn,
including the Belmore Estate, Merino Country
Estate and the Mistful Park Estate. There is good
construction activity of new homes being built.
Goulburn is rich in heritage architecture and there is
also good renovation construction activity in these
older character homes. The main buyer type is the
tree change buyer from Sydney or Canberra, the
Canberra commuter and the Sydney investor. The
market in Crookwell is also steady.

Located in the Port Stephens region, Nelson Bay has
long been regarded as a favourite holiday destination
for many (some referring to it as the Florida of New
South Wales) while still within close proximity of
Newcastle and the Newcastle airport. Nelson Bay’s
housing market has undergone significant changes
in recent times. Nelson Bay has actually faced a
population decline of 4% between 2006 (5,668)
and 2011 (5,393). Since 2013 the housing market
has bounced with an average capital gain of 5.56%,
however interestingly Nelson Bay’s ten year average
capital growth is a much lower 0.59%, largely driven
by the aftermath of the GFC. Anecdotal evidence is
showing the market has stabilised somewhat in 2016,
however Nelson Bay is still experiencing considerable
activity in home renovation and investment,
particularly in units.

The rural residential property market (two to 100
hectares in land size) is steady to increasing slightly
throughout the Southern Tablelands, with good
activity from Canberra commuters and rural lifestyle
buyers from Sydney.

With a population largely driven by couples (65%)
who are outright homeowners there will continue
to be demand for detached family homes, many
of these built post 1970s. Nelson Bay and its
surrounds cater for a range of property types from
unit style living to large detached family houses,
while locations such as Soldiers Point and Corlette
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According to RP Data, in June 2016 Nelson Bay had
a median house price of $495,000 and median unit
price of $410,000, which highlights a small gap in
value compared to other locations. The outlook for
the Nelson Bay market will be largely dependant on
the nearby Sydney and Newcastle property markets
where many investors and holiday home owners
reside.
Further down the New South Wales coastline lies
Swansea, a town located on an isthmus kissing
Lake Macquarie and a short 27 kilometre drive
from Newcastle. Swansea is a popular coastal town,
especially with boat lovers, and with a population
of 4,833 in 2011 the township has seen stable
population growth in recent times. The predominant
age group in Swansea is 65 to 74 years old, while
childless couples reside in 32% of households (RP
Data).
The housing styles in Swansea and surrounding
suburbs including Blacksmiths and Pelican largely
consist of older coastal dwellings built between
the 1940s and 1970s, with 43% of total households
owned outright. However there are consistent signs
of renovations within the locality due to its close
proximity to Newcastle and its coastal appeal.

Swansea’s average median house price in 2016 is
$542,875 and its ten year capital growth is 3.25%.
Given the older demographics of this area, the
outlook for Swansea and its surrounds is highly
leveraged to the investor and retiree markets and the
growth prospects appear relatively stable and reliant
on population growth.
NSW Central Coast
The Central Coast region of New South Wales is
located immediately to the north of the Sydney
metropolitan area and this has benefits for the
residents of both inasmuch that coast residents can
duck down the motorway for work in Sydney and the
metro people can duck up the motorway for a break
on the coast.
Travelling between the coast and Sydney is easy, but
the ease of access has presented many opportunities
over many years with buyers of real estate coming
from all types of background. The type of real
estate and various locations here has resulted in a
cosmopolitan range of dwelling types. There doesn’t
seem to be a traditional type of home that signifies
arrival on the coast.
We still see the odd beach or fisherman’s shack in
some areas, but right next door will be a modern,
architectural dwelling. We still see original farm
dwellings with all their grit and practicality, but next
to it will be a sprawling modern home with a pool and
tennis court.

As time passes and the region develops, we have
seen many examples of knock down and rebuilds,
renovations, extensions and value adding being
exercised. This however is mostly occurring in the
beach side areas as demand and values grow.

Moving away from the beachside
areas to the outer lying suburbs, a
whole identity is being established
with new land being created to
cater for new and affordable
housing requirements.
These areas include the Warnervale Release
Area which includes the suburbs of Woongarrah,
Hamlyn Terrace and Wadalba. The land created has
consistently enjoyed a good take up rate and new,
project style homes are abundant in these areas.
So if there is an embedded but not yet traditional
style of housing, the emergence of housing estates
would have to be it. The underlying reason for the
growth in popularity of this style of housing can
be linked to the influx of buyers from Sydney who
have found themselves out priced there. To many,
the affordability and better lifestyle has proven a
blessing.
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cater for higher value waterfront living with houses
regularly selling over $2 million.
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These new estates are toward the northern end of
the region and if looking to the south, vacant land
is harder to find, but not impossible. A very nice,
new estate can be found at Terrigal but the price
points reflect the scarcity of new land – think high
$400,000 for a moderately sloping block. The odd
newly developed vacant parcel can be found by the
keen eyed at Narara or Lisarow at more affordable
price levels.
As these new estates are developed, the embodiment
of an identity for the coast will become apparent.
Others may say however, that the coast’s identity is a
mixture of old and new.
NSW Mid North Coast
This month we look at traditional property types for
our area and how they are performing.
The Mid North Coast is a diverse and widely ranging
area with varying types and styles of dwellings.
In the inland towns and villages we can often see
the older style 1900s and 1940s dwellings that are
centrally located around the original town centre.

These dwellings have always been popular as rental
properties due to their central location close to
services. In recent times we have noticed they are
also becoming more sought after by owner occupiers
who wish to renovate and upgrade.
Along the coastal towns we see a range of styles
from the basic 1950s holiday shack to the more
modern and contemporary style dwelling. Both types
of property currently are well sought after, although
by different demographic buyers.
Potential owner occupiers are often looking at the
more modern dwellings, while the investor or holiday
house purchasers are quite happy to buy an old
beach shack and do it up or demolish and build a
coastal style dwelling. These city investors look at
these older properties as land value only and are
happy to invest in a new high value property in these
coastal locations.
Thus, the fibro beach shack is slowly disappearing
from our coastline, being replaced by modern
contemporary style, coastal dwellings.
On a more general note, the Mid North Coast
residential property market continues to be strong
with limited stock currently available through all
segments and the market remaining buoyant with
more buyers than sellers.

In the larger centre of Port Macquarie, the sub
$500,000 market is quickly disappearing and
continues to sell very quickly whenever properties
come onto the market. The $600,000 to $700,000
price range is becoming the norm for an average
modern dwelling in the established residential
estates.
As noted last month, rents have eased slightly,
however current good demand is still evident around
the CBD, hospital and Charles Stuart University
areas. We note that there are several student
accommodation style developments currently under
construction within these areas and once complete,
will provide good supply and therefore rental growth
may slow.
Bathurst/Orange
The Central West is one of the earliest areas to be
settled by Europeans outside of the Sydney Basin.
Bathurst celebrated 200 years since proclamation
in 2015. This history is reflected in the development
in the area. The age and style of many dwellings
cannot be found in other regional areas and they are
synonymous with the local tradition.
The oldest standing building is the Old Government
Cottage in Bathurst. It was erected in 1817 and is
on the banks of the Macquarie River at the bottom
end of George Street. Volunteers open the cottage
for visitors on Sundays from 12 to 4. For residential
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As mentioned, the type of housing is essentially
project style that takes the generalised form of 4- or
5-bedroom, 2 or 3-car garage on a reasonably flat
block with a pool in the back yard. Price points for
these properties start from the mid $500,000 and
this is very satisfying and affordable.
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would later include Ben Chifley. Pictured is a row
of such dwellings located to the rear and in keeping
with the style of the former Prime Minister’s house.
Unlike homes in Queensland, larger verandahs on all
sides did not take off due to the cooler climate. From
the photo we can see that they have all been well
maintained and have new roofs. They have probably
been extended to the rear to bring in the originally
separate kitchen and bathroom.
In Orange, my classical dwelling pick is for personal
reasons. According to electoral rolls it was once
owned by the cousin of my great-grandfather, Albert
Edward Horspool. He was listed as a farmer, most
likely an orchardist. The dwelling seems to be 1920s
to 1930s bungalow style with a touch of art deco. It’s
nice to see that it has been so well looked after.

In the town of Bangalow you will find relocated
Queenslanders and older dwellings that pre-date
the 1940s and they are very much in demand and
attract a premium even when the property is in need
of renovation. Character is the key to attracting
purchasers and premiums.
Mullumbimby also fares very well with its older
character buildings that date between the 1930s
and 1950s, however these properties must be
located within close proximity of the CBD to attract
premiums.
These older style properties form the character of
these townships and will continue to stand the test of
time.

Bathurst homes

These dwellings were built in the Victorian era. They
feature symmetrical layouts and facades, a centrally
located front door and a hipped metal roof, leading to
a front verandah. The original floor plan would follow
the Colonial style with a central hallway and four
rooms. After 1850, dwellings were decorated with
cast iron lace work. In Bathurst this was the style
favoured by the early railway workers which

Byron Shire
The Byron Shire has a vast array of property
types, however the townships of Bangalow and
Mullumbimby come to mind when thinking of
traditional properties in the region.

Orange home

Ballina Shire
There has been a major shift in the Ballina Shire
in the past five to ten years where new residential
developments have seen a vast amount of land
becoming available and also the rise of the project
4-bedroom, 2-bathroom modern style dwelling with
an average of 160 to 200 square metre living and
outdoor entertaining areas. This is fast becoming the
traditional property type in Wollongbar, Alstonville
and Cumbalum.
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dwellings there are numerous examples dating from
the 1840s onwards. Until recently, limited value was
seen in dwellings of such age, particularly if they
were in poor condition, but there is now a trend
towards retaining and renovating these traditional
dwellings and a strong market for such properties.
An example of dwellings that are classically Bathurst
are shown in the picture below.
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Lennox Head’s traditional dwellings consisted of
beach shacks but these are disappearing and being
replaced with modern dwellings and units.
All in all, the area has had a major shift in the
preference of housing type and thus the traditional
property is a modern new approach.
Lismore
Lismore City has a wide variety of dwelling types
that span over one hundred years. At one extreme of
the scale we have the flood prone, low lying areas of
North and South Lismore, typified by high-set timber
dwellings of early settlement and at the other, the
modern and contemporary brick and lightweight clad
residences of Goonellabah set high on a hill or ridge
overlooking the city and beyond to the hinterland…..
and then there is everything in between.
However, the style of housing which is regarded as
the traditional property type of Lismore is found
in the popular suburb of Girards Hill. Thanks to the
foresight of our forebears, this particular enclave
has been heritage protected through various local
authority control plans over the years and provides
an interesting insight into how life could have been in
the early years of settlement.

Wide timber weatherboard walls, high arches, ornate
timber fretwork, VJ timber internal lined walls,
polished timber floors, wide verandas, pulley system
timber sash windows, ornate plaster cornices and
roses with ceilings well above the standard height
of most modern houses, all of which have stood the
test of time and have received a lot of favourable
attention by the local market. The large site area
is also typical, although, slowly over time many
of the sites have been subdivided. There is but a
handful of quarter acre sites left (or in post modern
terminology, sites of 1,012 square metres or more).
Some of Lismore City’s record sales emanate from
this suburb, particularly the fully renovated house
that, while providing modern appliances, maintains
the overall presentation and feel of the interior to
provide that heritage look. For example, 7 Darsham
Street, Girards Hill recently sold for $740,000 on 09
May 2016. The house is a 120 year old beauty with
teak and hardwood timber features and decorative
ceilings all nicely packaged on 2,897 square metres
– quite simply, rare and hence valuable to the like
minded property owner.
There is a plethora of evidence in this traditional
heritage area where well presented homes are
reaching $400,000 plus. Another factor playing into
the area’s favour is the relatively close proximity of
the CBD and all the services that come with it.

Even an original home lacking renovation has keen
interest, as acquiring a property in a closely held
area and working a bit of elbow grease can provide
a possible capital gain windfall, if done properly.
However it is well known that while such older style
timber homes look appealing, they can possibly hide
nasty surprises which when irritated by hammer
and crow bar can cause all manner of catastrophic
flutters within the unamused wallet.
However, as said, these buildings have graced
Lismore City for over 100 years and providing they
are maintained and shown TLC, they will continue to
stand long into the future.
The Clarence Valley
Grafton was established in 1851 and with that came
the federation style housing which to this day is
the township’s grand tradition. The town has many
historic buildings which attract a premium when they
are well restored and the original character is kept
throughout.
However, when these buildings are not restored
and need extensive renovating, they are not as
favourable due to the costs involved and the
likelihood of over-capitalising.
Maclean’s more traditional housing is the post war
fibrous cement sheeting and corrugated iron roof
cottages. This property type is usually at entry level
in the region’s market particularly when the property
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Younger couples will also tend to purchase older
character properties in original condition around
Alstonville and Wollongbar as an entry into the
market and renovate before selling up.
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Coffs Harbour
What is the traditional property type in Coffs
Harbour? Given that it is relatively young compared
to many other areas of the state, we see the
majority of homes constructed between the 1970s
and 1990s. General housing styles range from the
basic early fibrous cement or timber cottages to the
more current project style or traditional brick and
tile dwellings typically on lot sizes ranging between
400 and 1000 square metres. The more sought
after beach and harbour side localities do see more
prestige properties constructed especially over the
past ten to 20 years.
Typically the majority of market pressure is on the
low to mid section of the market which for houses
is $350,000 to $550,000 and units $200,000 to
$450,000. Traditionally Coffs Harbour has had a
relatively low socio-economic base which is why we
see the majority of buyer pressure on the affordable
sector of the market. The availability of new land
for construction is diminishing (although there are
several larger developments planned) and land
values have generally increased, ranging between
$200,000 to $250,000, and the ability to build a new
home under $500,000 is becoming more difficult.

The demand for rental accommodation is also
remaining strong which is making Coffs Harbour
very attractive to investors and adds to the pressure
on the sub $550,000 value range. With investors
and home owners competing within this affordable
sector, we have seen prices gradually rise over the
past 12 to 18 months.
There are several well established traditional
beachside locations that continue to experience
strong demand from investors and homeowners,
such as Sawtell to the south, the Jetty/Harbour
precinct and Moonee Beach, Sapphire Beach and
Emerald Beach to the north. These areas have
experienced continued demand from homeowners
trying to secure their piece of paradise by the sea,
while investors are seeking older homes on larger
sites that can be redeveloped for units. Often these
buyers are competing for the same type of property
within the $500,000 to $650,000 price range.
The township of Woolgoolga, 25 kilometres
north of Coffs Harbour, is also experiencing new
development within the central location close to the
CBD and beach. Several older style cottages along
the headland and central town positions are being
purchased for redevelopment for more upmarket
housing or higher density development. This is
also coupled with increasing commercial activity
in the cafe and restaurant scene in line with the
area’s increased popularity as a holiday destination

or permanent address. Prices here range from the
older style 1950 to 1980 renovator’s delight around
the $450,000 to $500,000 mark to the prestigious
headland localities where $800,000 plus is required
to secure the same style home of varying quality and
design.
The Coffs Coast locality has experienced strong
growth over the past two to three years due to
continual population growth, resurgence in local
tourism, upgrading of major road infrastructure,
decreasing interest rates, increasing industrial
base, growing health sectors and lifestyle factors.
All of these factors have seen traditional housing
slowly making way for new development in the form
of modern housing estates within the suburban
localities and low to high-rise unit development
within the older established coastal areas.
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is in original condition and it is common to see
younger couples purchase these properties to get a
foot into the property market and renovate them to
sell.
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Victoria
According to local agents, 15% to 20% of the region
has been rebuilt over the past ten years, with that
figure expected to rise over the coming decade. This
is demonstrated by the fact that Boroondara City
Council was the second highest local government
authority in the state for building approvals in
2015 with over $1.2 billion worth of construction
approved, second only behind City of Melbourne
which approved $4.16 billion linked to high rise
construction.

Inner Eastern Suburbs
Melbourne’s inner eastern suburbs have seen
significant changes to their property landscapes
over the past ten years. Suburbs that lie within the
Boroondara municipality, particularly Balwyn and
Balwyn North, have seen a large number of existing
1950s older style dwellings being demolished
to make way for brand new two and three level
French Provincial or Neo-Georgian style executive
residences.
A prime example is 211 Belmore Road in Balwyn
North. The original dwelling built in 1954 was
purchased in January 2014 for $1.25 million and
subsequently demolished to make way for a French
Provincial style dwelling which is currently listed for
sale accepting offers above $3 million.

1954 Post War Style

2014 French Provincial Style

This change in landscape has been heavily
influenced by Asian buyers looking to move into the
coveted Balwyn High School zone, favouring newly
constructed dwellings of this design and therefore
willing to pay a premium price to move into the area.

While a recent crackdown by banks on foreign
investment has seen a dip in property prices for the
region over the past six months, the heavy influence
of Asian buyers in the area is expected to remain.
Inner City Fringe
The inner city suburbs of Melbourne are home to
some iconic period homes. These period homes
would be considered the traditional property type
within the inner city fringe. Classic Late Victorian
terraces (1875-1901), Edwardian town residencies
(1901-1918) and California Bungalows (1913-1945)
spread over the suburbs can be used as a measuring
stick of when the suburb began to be built up.
Closer to the city we see mostly Victorians whereas
as we move further out, Edwardians become
more prominent and further out again we find
the Californian Bungalows. These properties have
remained in demand due to the period appeal, high
ceilings, solid nature of construction and proximity
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Melbourne
Within the Melbourne property market, the concept
of a traditional property type is diverse between
suburbs and in some cases even between streets.
No one particular style of dwelling is predominant
within the more established suburbs. Many of these
suburbs continue to undergo changes which result in
an evolution of properties that make up the identity
of a particular area.

35

Month in Review
September 2016

to the city, appealing to both owner occupiers and
investors. The current trend for these property types
is to demolish the back half of the house and add a
modern extension.

Collingwood, St Kilda, Richmond, Abbotsford
and South Yarra have seen increasing amounts
of apartment supply as developers snap up any
available land with suitable zoning requirements.

A good example of a Victorian Terrace with a modern
renovation is 24 Lee Street in Carlton North, which
sold for $1.88 million in February 2016. The internal
renovation has been completed with the overview of
an architect paired with the timeless period appeal of
the exterior.

With large developments nearing completion,
including Smith & Co in Collingwood, Jaques in
Richmond and Playhouse in Abbotsford, there is
the potential for a shift in the idea of a traditional
property type within the inner city.

Similar to the inner eastern and northern suburbs,
a process of change is occurring, however this is
coupled with the increasing number of apartments
hitting the market. Suburbs such as Carlton,

Williamstown was the original site for the Capital of
Victoria prior to moving up river to the current CBD
site.
As shown by the graphs below, even though units are
becoming popular, houses continue to make up most
of the sales in Williamstown.

Source RP Data

The July median house sale price was $1,117,500 and
the July median unit sale price was $633,750 (RP
Data). These median sale prices are considerably
higher than the Hobsons Bay Local Government
Area which was $795,000 for houses and $426,000,
illustrating just how popular Williamstown has
become and the premium paid to live there.
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Terrace Homes

Western suburbs
In the western suburbs of Melbourne, Williamstown
is considered a suburb with a distinctive style.
Williamstown has a rich history. It is situated on the
bay and was once a maritime hub. The predominant
style of dwelling close to the waterfront at the
mouth of the Yarra River is that of period Victorian
style. However, moving further inland the dwelling
style changes to newly constructed apartments and
dwellings and mid-century dwellings.
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Typical dwelling types across the Wyndham
municipality are as found elsewhere - modern single
or two level, part rendered, brick veneer pitched
concrete roof tiled properties with a single, or more
commonly, a double garage. Site sizes are typically
between 350 and 500 square metres with a single
detached dwelling that runs close to boundary lines.
This construction style and floor plan has remained
more or less constant, while there have been some
changes in the facades and materials used.

Smaller sites and townhouse developments are
becoming increasingly evident in the City of
Wyndham. In Point Cook, where land values and
building contract prices are typically higher than
other suburbs in Wyndham, a recently completed
medium density 18 unit town house development
(Saratoga) has proved successful. The second release
of 55 units is now under construction. These new
3- and 4-bedroom townhouses are priced from
$435,000 creating an affordable and attractive
proposition for prospective purchasers.
2003 Single Level Dwelling –26 Tennyson Drive, Truganina
(Source: REA)

Saratoga Townhouses Point Cook (Source: Wolfdene)

Single Level Dwelling – 2016 Construction - 18 Howe Street,
Tarneit (Source: REA)
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Outer West
Residential development in Melbourne’s outer west
commenced in the 1970s when Seaholme, Werribee
and Melton began to emerge. However, it wasn’t until
the late 1990s and early 2000s when development
began in earnest. Newer suburbs such as Tarneit,
Truganina, Point Cook, Wyndham Vale and Williams
Landing have expanded rapidly since then. These
suburbs form the Wyndham municipality which is
growing by an estimated 10,000 people per year
and 50,000 since 2011 (Source: Wyndham City,
June 2016). Point Cook for example is now home
to many established and aspirational estates such
as Sanctuary Lakes and Alamanda. The suburb
continues to develop with Upper Point Cook, a 125
hectare tract west of the Princes Highway, in various
stages of release and completion.
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136 Eureka Drive, Wyndham Vale – Sale Price $440,000
(Source: Core Logic, 2016)

By way of contrast, over in Wyndham Vale, a 2016,
4-bedroom, 2-bathroom home on a site of 526
square metres sold in April 2016 for $440,000.
Estate guidelines issued by developers aim to control
the overall design of estates in the City of Wyndham
and such aspects as setbacks, materials, colours,
driveways, front landscaping, antennas, solar panels,
fencing and garage doors. All dwellings must also
adhere to the Wyndham Planning Scheme. As
a result some suburbs and estates within these
suburbs do have a slightly different look and feel.
The median house price in the Wyndham – Melton
area was $377,000 in January 2016 which is a
rise of 4.9% over the previous 12 months (Source:
Core Logic 2016). While rising, the affordability of
Melbourne’s outer west is underlined when this

Gippsland
Classic styles for the Gippsland region include 1970s
to 1980s brick veneer or in older areas of towns, circa
1930s California Bungalows. Miners cottages are
very common throughout Morwell, Moe and parts of
Traralgon. These are generic 3-bedroom, 1-bathroom,
timber weatherboard dwellings which seem to be
popular with investors.
The brick veneer is an iconic family home and is
generally structurally sound, built in the good old
days with hardwood frames and flooring.
Entry level at the median price of around $270,000
for the regional city of Sale would likely see a
3-bedroom brick veneer in original or dated
condition. A renovated California Bungalow in a
central location will likely fetch around $500,000.
Investors in Morwell can pick up a miner’s cottage in
the vicinity of $130,000 and rent for around $210 per
week (8% yield).
Mildura
Many people have observed that our parents reared
large families in relatively small houses, while the
current generation of parents seek large homes
in which to house their two or occasionally three
children.

Homeowners in Mildura have traditionally sought
detached houses on lots of between 600 and 1,000
square metres. The size of home built since around
1990 has increased considerably, with most new
homes containing at least 170 and often over 200
square metres.
In the past ten years we have seen the average size
of lots in new subdivisions reduce from around 800
square metres to around 600 square metres. This
is attributed to the need for developers to recover
the increased cost of servicing lots rather than
buyer preference. For investors, the land size is not
always a significant issue, as smaller yards mean less
maintenance. For owner occupiers however, there
could be some buyer resistance to smaller lot sizes in
the future, particularly if owners want the ability to
put in a swimming pool or build a shed.
With Mildura considered an attractive place
for retirees to either stay or relocate to from
surrounding rural areas, it is likely that there will
continue to be demand for good standard townhouse
developments, such as have occurred in the Mildura
Golf Course estate and the Mildura Marina. These
homes are typically on lots of around 450 square
metres and are being pitched at both retirees and
young professional couples.
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median is compared against Boroondara which
showed a median of $1,939,000 (Source: Core Logic
2016).

38

Month in Review
September 2016

Brisbane
You would be forgiven for expecting the shortest
Brisbane submission ever this month with one word…
Queenslander.
However, we have more to say because it’s not just a
Billy Moore war cry (if you don’t know what I mean,
try YouTube – it’s worth a look).
Queenslanders are the mainstay of historical
construction in towns, cities and villages throughout
the Sunshine State, with the design particularly
suited to our far north, but for sheer diversity and
density, Brisbane is the obvious home to the nations
largest collection.
The majority are found in our older, inner suburbs
where ‘timber and tin’ blankets the topography,
particularly within a 5 kilometre radius of the CBD.
Worker’s cottages with wide chamferboard and
hardwood timber frames date back to before the
1900s in a number of areas. Many have been lovingly
restored, while others don’t appear to have had a
decent paint job since Federation. When valuing
these historical gems, it’s easy to wish those walls
could talk, it would be a colourful history.
The design was breathable and cool, but of course
not every day is a swelter in the Great Southeast. So
while the builder’s heart may have been in the right
place, an older Queenslander design can find itself

with gaps in floorboards and the timber external
skin that lets in the cold night air. In addition, and in
summer, without decent insulation those tin roofs
heat up like brake pads at a grand prix and you could
bake a dinner in the ceiling cavity.

The other plus is location. As mentioned we’re
talking mostly near-city addresses where the dirt
will continue to appreciate over the long term. Add a
Queenslander to the mix and most clever renovations
won’t result in overcapitalisation.

As one wag said of old Queenslanders, “Everyone
likes to look at them, most people want to own one,
few can take the heat or upkeep.”

While pre-war housing is well protected in our
city, new homes seem to be far removed from the
traditional construction style – but it has a lot to do
with land availability. Property owners and small
developers are looking to create space in our densely
populated but highly desirable near-city suburbs.
Increasingly, 809 square metre blocks are being
bought and split in two. If the home can or must be
retained, it’s a simple matter for the buyer to shift
the existing structure onto one of the blocks, and
then sell or build on the other.

They are an older housing stock so maintenance is a
must. The wooden walls are draped on a hardwood
frame – timber so tough it will bend a nail if it’s
hammered at an angle – but they still aren’t immune
to shifting soils and the ravages of time. The best
examples need care.
Despite these few downsides, there’s nothing quite
like a Queenslander in Brisbane. Cool Friday-evening
drinks on the deck are a rite of passage for most
locals.
Best of all, their appeal hasn’t dated. The character
of the properties and the ability for people to build
in under and extend to provide a modern standard
of living keeps buyers keenly interested. By raising
a lowset Queenslander (the stumps probably need
replacing anyway), you can double the living area and
create a modern space underneath that will cater
for an older relative, young-adult children or even a
tenant.

We are seeing contemporary builds use modern
materials now of course, but designs need to be
sympathetic to the restrictions of land area and the
limitations of climate and lifestyle. Fortunately we’ve
graduated beyond the mid-90s rage of maximising
space at the expense of comfort. Cutting the eaves
off homes just made for hot boxes, and few new
builds have adopted this once common but unsightly
practice.
So overall, our traditional homes remain popular with
buyers who want to own the icon, but bring it into the
comfortable, modern era.
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In terms of traditional attached housing in Brisbane,
it’s the old three-story walk up, blonde brick style
unit of the 1970s that seems most common in the
older stock. We did have a reasonable amount of art
deco inspired unit blocks close to the city – many
of which retain their charming features and appeal
to buyers too. There’s also our iconic high-rise
Toorbreck and its hard to comprehend company
title strata, but when we think of old units, they are
delivered in the same form as our XXXX beer –a six
pack. They’re often great investments too. A fair
chunk of this accommodation is located within the
10 kilometres radius. The units also tend to have a
decent size living area that’s usually crying out for
renovation – and for the cost of a dodgy second hand
car, you can drag this style of apartment out of its
deep aesthetic funk and bring it firmly into the 2010s.
New floors, lick of paint and a basic, functional but
attractive kitchen and bathroom mean once you
close the door, you’re living in the modern world.
Alternatively, it will increase the rental return. These
units are often bought as a first property purchase
and then retained once the owner graduates into
a detached dwelling. Our main caveat is that unit
values have been generally static over the last few
years and now with the increase in construction of
new units in the inner city, we’re beginning to see
rentals decline and sale prices easing. Just be smart
about the fundamentals and think long-term, and you
should do just fine with older stock.

Gold Coast
Coastal North Gold Coast (Southport to Hope Island
and taking in western suburbs including Parkwood
and Helensvale)

of a simple 3-bedroom, 1-bathroom floor plan with
a detached single lock up garage. Typical land size
is 500 to 550 square metres. These dwellings now
have become iconic for the area.

The strongest demand in this area for homeowners
has generally been for detached dwellings. Values for
units have strengthened recently but demand is still
somewhat fragile and fickle as developers continue
to release new stock onto the market.

Demand for the typical Gold Coast Bungalow spiked
in 2016. They are not only popular with home owners
but also with investors who are motivated by the
proximity to the CBD and Broadwater. Additionally,
re-zoning of these areas now permits higher density
development and has underpinned rapidly improved
land values. Agents report that investors are buying
these properties and land banking them for medium
term investment opportunity. A typical mainly
original bungalow will fetch between say $420,000
and $480,000 in the current market.

The Gold Coast is a relatively new Australian
city with Southport (the recognised CBD area)
established circa 1890s. Early settlement homes of
small cottages and Queenslander style dwellings in
Southport are very few now. In many instances, these
are being carefully restored and will often reflect
premiums for their character and central locations.
Most of the original settlement area has long made
way for modern and semi modern development.
The Gold Coat Bungalow
There was a significant population growth period
just after World War II on the Gold Coast. Bungalow
style dwellings built between say 1945 and 1965 still
dominate many of the streets in Southport and the
adjoining suburb of Labrador through to Biggera
Waters. Typically these dwellings are chamfer board,
brick or fibro cement sheet clad with tile, metal
or corrugated asbestos roofs built on timber or
masonry piles or stumps. Dwellings usually consisted

Chamfer Board & CAC Roof – Low Set
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Many of these properties have swimming pools.
The typical land area is 600 to 800 square metres.
Demand for these detached homes has also spiked
with these suburbs affording perceived good family
style accommodation in well located areas on good
sized family allotments.
Price range is say $525,000 to $650,000.
Brick & CAC Roof - Mid Set Style

Chamfer Board & CAC Roof – Low Set

Brick and Tile Low Set Circa 1990

Renovated, Chamfer Board & Metal Roof – Low Set

The Semi- Modern Dwelling
As the population has grown on the Coast
development has pushed out to the north to Hope
Island and beyond and out to the west. More inner
suburbs such as Ashmore, Hollywell and Coombabah
now feature semi-modern style dwellings. Typical
dwellings consist of low set brick and tile on concrete
slab construction with 4-bedroom and 2-bathroom
floor plans with single or double lock up car garages.

Brick and Tile Low Set Circa 1970
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Fibro Cement Sheet/Weatherboard Cladding & CAC Roof –
Low Set

Fibro Cement & CAC Roof – Low Set
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In recent years, a number of older homes have been
refurbished which has improved the overall appeal of
the locality (which can be seen in the first picture).

Rendered Brick & Fibro Cement Sheet & Metal Roof Split
Level Circa 1990

Demand for bungalows and semi modern dwellings
has improved and continues to be strong. With the
scarcity of centrally located residential land, the Gold
Coast continues to expand outward mainly to the
north and west. Coupled with medium to high density
re-zoning of these areas the medium to long term
investment in these properties looks very positive.
Brick and Tile Low Set Circa 1970

Tweed Shire
Murwillumbah is an older established residential and
commercial locality in the Tweed Shire in northern
New South Wales. The main property type in this
locality comprises single residential dwellings with
very few units in the area.
The main dwelling type comprises older style, mid to
high set, Queenslander and bungalow style dwellings
with timber walls and corrugated metal roofing (See
Picture 1 which is a renovated Queenslander).

There have been a few new subdivisions within
Murwillumbah in which properties are now being
improved with modern, single level, brick and tile
dwellings ranging from 3- to 5-bedrooms, 1- to
2-bathrooms and 1- to 2-car garages. The average
price for a brand new, lowset, brick and tile dwelling
with 4-bedrooms, 2-bathrooms and a double lock up
garage is around the $450,000 mark.
For the renovated Queenslander style dwellings
(picture 1) the average price depending on location
and position is in the mid to high $400,000 mark.
The older homes are the main type of dwelling in the
area and until recently, there have not been many
modern homes in the area, which is why they have
appealed to buyers.
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Brick and Tile Low Set Circa 1984

There has been good growth in the past six month
in prices in the area as buyers are now looking for
older and run down product and hoping to renovate
and on-sell for a small profit. Entry level housing for
a basic 3-bedroom home is approximately $275,000
to $300,000 depending on the quality, condition and
location of the property (see picture 2).

Rendered Fibro Cement Sheet & Tile Roof with Feature
Raked ceiling Circa 1990
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The market in the Murwillumbah area has been slow
for the past five years, however we are now seeing
prices either very close to if not above peak market
prices which were achieved between 2007 and 2010.

Central Gold Coast
The standard home in Gold Coast’s central areas
would normally comprise a semi-modern (1980s to
1990s) face brick and tile roof house on a block size
ranging from 600 to 850 square metres. These were
the standard houses in suburbs such as Mermaid
Waters, Bundall and Broadbeach. Half of theses
houses would now have been renovated. Along the
beachside suburbs such as Mermaid Beach, older
1960s fibro dwellings can still be found in original
condition.
There has been a recent change since circa 2010
towards new large duplex developments appearing
in the central suburbs where old houses are being
redeveloped on both dry and waterfront allotments
(see photo below). These duplex prices range from
$800,000 to $950,000 for dry duplexes and
$1,000,000 to $1,600,000 for waterfront duplexes.

Long term investors are attracted to walk up units
along the beachside with low body corporate fees.
These unit rents have increased recently by circa 7%
making the unit investment appealing. Some of these
units have also had the potential to be bought out
by developers. We have seen this in Broadbeach and
Surfers Paradise for large parent parcels with a small
number of units. The walk up units should maintain
their steady rental returns with a rental shortage in
the Gold Coast central market.
Entry level properties in the central area include:

House (3- or 4-bedroom, 2-bathroom) in good location in
Mermaid Waters $650,000 to $680,000.
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For example, 19 Bent Street, Murwillumbah (see
picture 3) is an older, renovated and restored, midset,
bungalow dwelling which sold in 2010 for $660,000.
The property re-sold in March 2016 for $675,000
showing very minor growth from past peak prices.
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Walk up (2-bedroom, 2-bathroom) unit in dated condition in
Mermaid Beach $400,000 to $450,000.

North Western Corridor
Traditional homes in this corridor generally comprise
semi-modern through to modern brick veneer
dwellings. Suburbs such as Oxenford, Maudsland
and Pacific Pines are still relatively new in historical
terms. Many of the more basic, entry level dwellings
on standard residential lots (500 to 800 square
metres) were constructed by volume builders
targeting a very price sensitive market made up of
investors and owner-occupiers. Still comparatively
young, many of these dwellings are in either original
or part renovated condition with entry level price
points now circa $430,000 to $490,000.

In these suburbs there is an increasing number of
higher price point dwellings being constructed and
sold. These properties tend to achieve prices of
$650,000 to $850,000 which is encouraging. Aimed
at the owner-occupier market, these properties
are defined by dwelling size, standard of finishes
and inclusions, contemporary design and floor
plates, ancillary improvements, views and oversized
garages.

There are a large number of townhouses, villas
and duplex units in Studio Village (old section
of Oxenford) all predominantly constructed pre1995. These are also of brick veneer construction,
comprise 2- or 3-bedrooms and generally have
a single garage. Being well located to amenities,
demand for these properties tends to be consistent
with price points for villas and townhouses ranging
from $230,000 to $290,000. The higher end of
the range reflects prices paid for properties with a
degree of renovation. The target market for these
properties tends to be investors and first home
buyers. Additionally, duplexes in this location are
achieving $300,000 to $350,000. The absence of
body corporates and a more compact floor area
continues to make them attractive to investors and
owner-occupiers (including empty nesters).
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The main centres such as Nambour, Caloundra,
Maroochydore and Noosa remain relatively young
being populated in the early 1900s and continued
to remain relatively small townships until the 1950s
and 1960s. Through these times the coast remained
a popular holiday destination, with home types
essentially being small holiday homes or shacks,
typically the skillion roof and fibrous cement type
properties.
Inland we saw the more typical timber cottages of
typically the post war modern style with skillion roof
and fibrous cement.
We have only seen in the past 40 years the
developments on the coastal strip effectively linking
Caloundra and Maroochydore and Noosa Heads
to a lesser extent. Subsequently what followed
were the more conventional type constructions.
We still saw beach shacks being constructed, but
generally we saw the rise of the slab on ground brick
constructions. These homes have continued to evolve
to what we see today throughout the various modern
estates, however typically they are on significantly
smaller allotments.

Over the years though, we have seen some design
elements for the post war modern style homes creep
into the modern contemporary home. Light weight
composite cladding materials have allowed this style
of home to be achieved at a relatively cost effective
price.
When looking at units on the Sunshine Coast, the
first thing that typically comes to mind is the original
old six pack with garaging on the ground floor, then
two units per floor for the three levels above. They
were built for a market at a price and went well. It
wasn’t until the mid to late 1980s that we started to
see buildings of a larger nature of ten or so storeys.
These buildings have continued to evolve into high
quality apartments that in many cases provide
significant views.
Finally we look at the townhouse and duplex unit
market. Once again, they were quite basic when
they first started out. Now they have grown into
complexes that are not only good looking but also
desirable and providing investors with some decent
returns.
All in all the Sunshine Coast provides a significant
variety of property types and styles. All it comes
down to is your budget and personal preference.
Bundaberg
This month we are looking at what some would call
the traditional property types in our area.

We have some of the original timber weatherboard
houses in the older parts of Walkervale and
Bundaberg South and Bundaberg West. Entry level
into these areas is at about $160,000 and will get you
an original house on almost 1,000 square metres.
$210,000 will get you a partially renovated 1960s
timber and brick split level home with a detached
2-car colourbond shed. The middle of the market is
the mid 1990s 3-bedroom 2-bathroom 2-car attached
garage at $240,000 to $290,000. The next level
of the market is the newer 4-bedroom 2-bathroom
with 2-car built in garage that start at $300,000
depending on the location and size of the dwelling
and quality of fitout. In the newer estates this figure
starts at roughly the $400,000 mark.
Lately we are seeing a move to the larger rural
residential blocks of 2,000 square metres plus where
larger homes are being constructed. Suburbs such
as Branyan , Woongarra and Gooburrum seem to be
popular.
Investors are more active in the lower, more
affordable end of the market where returns are
between 5% and 6%.
However we are seeing the rental vacancy rate
climbing to above 6.3% at the moment which is
something to keep your eye on.
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Sunshine Coast
When we look at the types of properties on the
Sunshine Coast or more specifically the style of
home on the Sunshine Coast, it is somewhat difficult.
There is no one standout as we cater for all types.
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Maryborough and Hervey Bay
Maryborough is known as the Heritage City with
property dating back to the 1800s. The high set
Queenslander style home with the large wrap-around
verandah is prevalent throughout Maryborough, with
common features such as polished timber floors,
high ceilings and fretwork. Most dwellings of this
style comprise of 2-bedrooms with sleepouts, and
some properties have been enclosed underneath
to provide further living areas. The Queenslander
style home is a relatively high maintenance project,
with timber external and internal walls requiring
painting, restumping and eventual roof replacement.
Once these dwellings have been restored however,
they represent a stunning example of our heritage
property and are most suited to owner occupiers due
to the ongoing maintenance regime.

A recent renovating trend has
been to enclose part of the
sleepout for a walk-in robe and
en suite, which is regarded as an
innovative use of this space.
Property prices in Maryborough remain very
affordable, with prices slightly declining over the past
few years. Some refurbished homes are known to
sell from $190,000 with generous lot sizes around
1,000 square metres.

Most property in Hervey Bay is relatively new
compared to Maryborough, with suburbs
such as Eli Waters, Kawungan, Urraween and
Wondunna predominantly developed in the
1990s and continuing. Housing in these areas
typically comprise of brick and tile onground
dwellings providing between 3- and 4-bedroom
accommodation on standard lot sizes of 600 to 1,000
square metres. Wondunna, Urangan and Urraween
do have pockets of larger acre and half acre sites.
The older suburbs of Point Vernon, Pialba, Scarness,
Torquay and Urangan include a mixture of modest
low set housing close to the beach. Along the
Esplanade there are many older homes (circa 1950s
onwards) achieving a variety of ocean views, with
some new larger modern dwellings now being
constructed. In recent times, the establishment of
contemporary estates continues in various locations
throughout Hervey Bay. Demand appears to be
keeping pace with supply for this new stock with
both investors and owner occupiers contributing
towards sales turnover. Government incentives are
still available for property located in certain growth
corridors (refer Hervey Bay Affordable Housing
Incentive) for land and house and land packages.
Emerald
Emerald has gone through four major building and
construction booms over the past fifty years. There
was a major construction phase in the 1960s to 1970s

of railway homes, housing commission and blue collar
workers’ accommodation. These are now selling
near the bottom of the market in the $120,000 to
$160,000 range. Then there was the opening up of
many coal mines in the Bowen Basin region in the
late 1970s when mining companies built many homes
in town from 1978 to 1994 of very similar design and
style. These are now selling mostly in the $160,000
to $220,000 range. We then saw a large expansion
of the town by private developers and our own
council in the 1990s with many owner-occupier and
custom built homes of the highest quality the town
had ever seen. These were your large executive
style homes along with a great expansion in the
rural residential market. This created some prestige
estates which still hold a premium today. Then we
saw the last boom from 2004 to 2012 which was the
largest the town had experienced with many single
dwellings and unit complexes being constructed.
Some of these large, modern homes under ten years
of age with pool, shed and located in good estates
are holding at the top of the market in a range of
$450,000 to $550,000, back from the peak of
$700,000.
There are currently bargains across all price points
from the basic neat home built in the 1980s around
$140,000 through to executive homes built in the
1990s selling at around $250,000 up to acreage
selling in the range of $400,000 to $550,000. The
acreage had held firm the longest but in the past 12
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Gladstone
The traditional property types in Gladstone have all
been established on the back of major booms in the
industrial sector.
Prior to the 1960s Gladstone remained a relatively
small port city serving the local cattle industry.
In 1963 Queensland Alumina Refinery (QAL) was
announced, beginning over a decade long boom
during which Gladstone’s population doubled. The
first, second and third stages of the refinery were
built along with the first stage of the Gladstone
Power Station. Most of Gladstone’s central suburbs
including South and West Gladstone and Barney
Point were well established. Homes in these suburbs
are popular in today’s market given their close
proximity to the CBD and the varying views available
from the low and high set style homes. These
suburbs also offer good opportunities to renovate
older style homes in central locations. The entry level
price point for homes in West Gladstone and South
Gladstone is around $200,000 in the current market.

The early 1980s saw the next wave of industrial
development with the commencement of the Boyne
Aluminium Smelter. Much of the established parts
of Boyne Island and adjoining Tannum Sands were
developed during this time. Construction ranged
between on ground and high set homes. Price points
for this style of housing in Boyne Island and Tannum
Sands ranges between $300,000 and $350,000
in the current market. Gladstone suburbs such as
Kin Kora, Sun Valley and parts of Clinton and New
Auckland were also established during this time. Kin
Kora and Sun Valley comprise mostly high set homes
and are popular well established suburbs in today’s
market. Prices in these suburbs range typically
between $250,000 and $350,000.
In the 1990s the coal industry boomed giving
Gladstone another boom in property prices and
demand. New housing estates in Clinton, New
Auckland, Glen Eden and Telina were developed
comprising mostly 3-bedroom on ground brick
houses. New Auckland and Clinton were further
established in the early 2000s when Rio Tinto
announced the Yarwun Alumina Refinery was to
proceed.
The most recent construction boom (2010 to 2012)
commenced when construction started on three
LNG plants being built on Curtis Island off the
coast of Gladstone. This boom saw fringe suburbs
including Glen Eden, New Auckland and Kirkwood

being extensively developed with modern housing. A
transformation also occurred in Gladstone City with
multiple high rise apartment buildings going up in the
CBD and extensive townhouse developments taking
place in the suburbs. Over 1,000 units have been built
in the past five years alone.
Any local will tell you that Gladstone has always
been a boom and bust town. Investment in the town
soars when a new project begins as demonstrated
over the past 50 years. This is always followed by a
bust during which the town re-gathers itself and gets
back to normal. Presently we are in the fourth year
of Gladstone’s latest downward cycle. Established
housing has declined as much as 50% and units
as much as 80% from values achieved in the peak
of the market. The vacancy rate peaked in the first
quarter of 2016 at just over 10% and has been
steadily falling since which may indicate we have
seen the worst of this bust. Only time will tell.
Rockhampton
The Rockhampton residential market consists of a
number of different types of dwelling styles. Older
areas consist of pre-war Queenslanders and Gable
dwellings. These areas also consist of the highset
chamfer board dwellings popular in the 1950s and
1960s.
As the city expanded areas have consisted of high set
fibro and hardiplank dwellings common in the 1970s
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months we have seen it come back significantly in
line with the fall in single dwelling properties in town.
The market is currently in a position where you can
get much more with a lot less money than you could
four years ago. If you’re a first home buyer or have a
deposit and ready to go, now is the cheapest time to
buy in the past 11 years.
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Rockhampton area. Traditional areas on the south
side are now thinly traded and have also had less
impact compared to less popular areas.

People’s budgets, tastes and the
area in which they want to live will
determine what style of dwelling
they purchase.

Mackay
Today we have a look at the traditional home style
of Mackay. Development in Mackay comprises older
style 1940s to 1950s style high set and low set timber
dwelling in suburbs of Mackay, South Mackay and
West Mackay. However one dwelling style that was
very popular in Mackay through the late 1960s right
through until the mid 1980s was the highset fibro and
hardiplank clad dwellings, more affectionately known
in Mackay as the butter box (named due to the yellow
coloured fibro walls and rectangular shape). These
dwellings can be found in almost all established
suburbs of Mackay. Price points in the current
market are around the $200,000 mark and increase
depending on condition and location. The majority of
these dwellings have been enclosed underneath to
provide rumpus areas, however almost all are below
the council habitable height.

South Rockhampton is a more traditional area with
a small pocket of more modern home styles. Older
areas tend to have larger allotments. The suburbs of
The Range, Wandal and Allenstown continue to be
popular and tightly held. North Rockhampton has
a mixture of everything with Frenchville, Norman
Gardens and now Parkhurst consisting of more
modern dwellings.
North Rockhampton is where all of the growth is with
a number of new estates offering a variety of sizes
of allotments. Some are offering smaller allotments
while other estates still offer larger allotment sizes
which offer room for a house and shed. These estates
provide options for first home buyers generally
on the smaller allotments and second home or
upgraders on the larger allotments.
Current market conditions have seen prices reduce
in the older areas of North Rockhampton and smaller
pockets in South Rockhampton. The more modern
style of dwelling has had less impact in the North

In more recent times, we have seen the modern
equivalent of onground rendered masonry block
dwellings. It is difficult to establish other building
styles due to cyclone ratings required in this part
of the world. These dwellings start around the mid
$300,000 for basic smaller dwellings up to around
the mid $500,000 for larger good quality dwellings
in better estates.

Whitsundays
The type of property that traditionally appealed
to the average home owner differs within the
Whitsunday region depending on its location.
In Airlie Beach the original dwellings were older 1960
homes, then in the 1980s small high rise unit blocks
became visible in the market with the majority owned
by investors. These units were built on the side of
mountains to benefit from ocean views. This trend of
units continued into the early 2000s and also crept
into the neighbouring suburb of Cannonvale. These
older high-rise apartments still appeal to the market
because of their close proximity to Airlie Beach and
their ocean views.
Suburbs such as Cannonvale and Jubilee Pocket
are more traditional owner occupied suburbs with
some investors creeping into the market now. These
suburbs are located on either side of Airlie Beach.
There is currently a transition in both suburbs
to more modern style dwellings which are either
typically on-ground rendered masonry or modern
highset dwellings located on elevated sloping lots
taking advantage of views. The appeal of Cannonvale
and Jubilee Pocket is their proximity to Airlie Beach
and essential services such as shops and schools.
Just on the outskirts are rural residential life style
lots which are popular with owner occupiers.
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and 1980s and leading from the 1980s through to the
2000s you now have the modern brick on ground
dwellings.
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There is no consistent price point
that has attracted buyers to the
market. There is something for
every one in this area.
The market was heavily affected by the Global
Financial Crisis because of its links to the Australian
and international tourist markets. Property values
were high pre-GFC, then suffered a steep decline.
The market dropped until 2013 and since then values
started to recover and have stabilised. It is expected
that sale prices will remain steady.
Townsville
The most common styles of housing found in
Townsville include the classic Queenslander, low
set masonry block homes and 1950s style high set
timber framed dwellings.
The classical high and low set Queenslander workers
cottages, bungalows and colonials are typically found
in and around the fringing inner suburbs. These
homes are generally on traditional sized lots and
buyers of this style of property typically appreciate

the classical design and are attracted to the period
features, finishes and use of natural products
compared with modern day design.
The masonry block home is typically located within
the more modern established suburbs and generally
comprise single or double lock-up garage (under
main roof) and three or more bedrooms with two
bathrooms. This style of property offers a lower
maintenance option to the classical Queenslander
and is typically constructed on lot sizes from 400
square metres. Price entry for a modern home in the
newer residential estates within eight kilometres of
the city is around $380,000.
The other typical house style found in the Townsville
market is the 1950s style high set timber framed
dwelling. This style is found throughout a large
portion of the older established suburbs including
around Aitkenvale, Cranbrook and Gulliver.
Traditionally these homes were constructed with
a 3-bedroom, 1-bathroom floor plan accessed via
external stairs and typically the lower level is either
open or enclosed with timber palings. Over time, we
have seen the sub floor levels become enclosed with
masonry block to provide further storage utility with
some houses (if floor height permits) being enclosed
to the subfloor with masonry block and internal stairs
to provide additional living space. Price entry for a
basic high set home in one of these suburbs is from
around $250,000.

Depending on individual preference for style, price
point and location, we have seen both home owner
and investor interest in a wide range of property
styles. The Queenslander style properties typically
lean more towards the owner occupier market as
they don’t offer as good tax depreciation benefits
as newer property and often require higher levels
of maintenance. From an investor perspective more
modern homes offer better tax depreciation benefits,
however the price entry for this type of property is
generally significantly higher than that of a basic
entry level investment property.
Cairns
The traditional home in the Cairns early days was a
high set timber Queenslander dwelling, and indeed,
this type of dwelling continues to dominate the
urban environment in the near city suburbs such as
Cairns North, Parramatta Park, Bungalow, Westcourt,
Manunda and Edge Hill. However construction over
the past thirty to forty years has shifted to low set
rendered block homes, with houses in the Cairns
outer suburbs now almost exclusively of this type.
New timber homes are now a complete rarity in
Cairns, seemingly only being constructed as pole
homes on difficult (steep) sites where slab-on-ground
becomes impractical.
The progression to low set homes has been largely
for financial reasons, due to rendered block homes
having significantly cheaper build costs compared

Residential

Proserpine is an older suburb based around the
sugar cane industry. Its traditional dwelling is a
detached circa 1960 lowset house. Proserpine like
Cannonvale and Jubilee Pocket has started to move
towards more modern, on-ground masonry dwellings.
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to timber dwellings. Rendered block homes are also
typically quicker to build than timber homes and
there is a lesser number of builders with timber
building skills.

Residential

Most people with their heart set on living in a
high set timber home now opt to buy an older
Queenslander dwelling in a near city suburb that
has been renovated, or purchase an unrenovated
Queenslander dwelling with a view to renovation.
By way of example, renovated Queenslanders in
Parramatta Park currently command a market range
typically of $450,000 to $600,000, compared to a
typical market range of $350,000 to $450,000 for
unrenovated dwellings.
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South Australia

An example of this in-fill development is shown
below. The first image left shows a circa 1960s
single level dwelling situated on a 696 square metre
corner allotment in the suburb of Campbelltown. The
property sold in late 2014. Recent zoning changes
in this area mean the site has been subsequently
developed and four two-storey dwellings have been
constructed. Artist’s impression in the second image.

The images below show a renovated bluestone
cottage located in Norwood. This property sold in
early 2016 and is well located in close proximity to
the Adelaide CBD, local cafes and shopping facilities.

(Source: realestate.com.au)

Villas, bungalows and cottages are the mainstay of
character areas particularly those on the city fringe
such as Unley, Norwood, North Adelaide, Prospect
and Mile End.
North Adelaide is known for its large proportion
of character housing with house styles in North
Adelaide including Early Victorian Houses (1840s to
1860s), Victorian Houses (1870s to 1890s), Edwardian
Houses (1900 to 1920s), Inter-War Houses (1920s to
1942) and Post War Housing (1950s plus). (Reference:
City of Adelaide Development Plan).
While these areas have undergone varying levels
of in-fill development over the past few decades,
the appeal of character dwellings continues for
Adelaide residents. Character dwellings which have
been extended and renovated provide potential
purchasers with the character of past eras with
modern amenities.

(Source: realestate.com.au)

Residential

Adelaide
Cream brick conventional style dwellings were
popular particularly in the 1960s and 1970s. Many of
these are being demolished to make way for modern
courtyard dwellings on more compact blocks.
Zoning changes among a multitude of Adelaide
council areas are resulting in increasing in-fill
development and townhouse and apartment style
living. Much of this market segment is being driven
by investors given the decreasing number of first
home buyers. Local government areas where there is
increasing prevalence of this include Campbelltown,
Onkaparinga and Tea Tree Gully.
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(Source: realestate.com.au)

At the time of writing, there were limited dwellings
on the market in many of the areas listed above. This
scarcity is also continuing to drive demand.
Many busy potential purchasers in the Adelaide
market are chasing the elusive work-life balance and
are therefore seeking properties where everything
is done. Lower maintenance properties mean more
time to spend with family and friends. Popular
property types as always are dependent on life stage.
For example, many young families are still keenly
seeking larger family homes with a back yard while
those downsizing appreciate the low maintenance
lifestyle that a new property on a smaller allotment
offers. Given the increasing townhouse and
apartment construction in the CBD and surrounding
suburbs, potential purchasers in Adelaide are
gradually moving away from large detached
dwellings particularly in less affordable locations.
Quality housing in suburbs within ten kilometres of
the CBD has always been attractive to long-term
investors and this is the same for home owners.
Suburbs that provide proximity to the CBD, good
shopping facilities, access to public transport,
reserves and local cafes are attractive for investors
and home buyers alike. Increasingly, there are limited
properties under $500,000 within suburbs close
to the city. The market for older units even close to
the city is somewhat stagnant as there are larger
numbers of newer apartments and townhouses on
the market and decreasing numbers of first home

buyers that may have previously considered a unit
for a first home.
As a result, there are more residents moving further
from the CBD to seek housing within an affordable
price bracket. There is increasing in-fill development
within suburbs such as Happy Valley as well as new
development in Woodcroft which is improving the
overall appeal of these suburbs. Although further
from the CBD, these locations are well serviced with
local shopping facilities in good proximity.
These suburbs provide good opportunities for first
home buyers seeking detached housing within
the $300,000 to $400,000 price bracket. These
opportunities are few and far between within close
proximity of the CBD with the exception of smaller
unit style accommodation. These areas have fairly
consistent levels of demand from buyers and tenants
alike.
An example of the price differences between suburbs
is shown below. Woodcroft is situated 20 kilometres
from the Adelaide CBD, while Parkside (situated in
the Unley Local Government Area) is situated within
three kilometres of the CBD.
A property on Mawson Circuit, Woodcroft sold
in March 2016 for $330,000. It is a circa 1994
3-bedroom, 2-bathroom dwelling with single garage
(under the main roof) on a 435 square metre
allotment.

Residential

Character properties are also popular in areas
outside of the city fringe such as Colonel Light
Gardens which was originally a model garden
suburb known as Mitcham Garden Suburb. House
styles in this area reflect the popular preference for
Californian Bungalows.
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In summary, well serviced, quality housing within
proximity of the CBD will continue to experience
good demand. Coastal areas such as Henley Beach
and Grange will also remain popular given their
proximity to the beach and good access to the city
and surrounding shopping and café facilities.

(Source: realestate.com.au)

(Source: realestate.com.au)

This reflects a 47% difference in price and provides
a good indication of the impact proximity to the
CBD has on a property. The median house price
in Woodcroft is $365,000 while in Parkside it is
$705,000.

Residential

In comparison, a circa 1990 3-bedroom, 2-bathroom
dwelling (350 square metre allotment) on Kenilworth
Road, Parkside sold for $705,000.
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Tasmania
Up-graders or second home buyers are the current
buyer type driving Tasmania’s residential property
market. These buyers are typically purchasing either
a larger home, a newer or renovated property,
relocating to a better regarded suburb or closer to
the city.

Property prices are reflective of not only the
position, land and living areas but also the extent and
quality of renovations or extensions that have been
carried out.
In the Hobart area, character homes with period
features on smaller parcels of land and located
within approximately a one kilometre range from
Hobart’s centre have recently sold for a touch over
$500,000. Within Hobart this 1880 built, 4-bedroom,
1-bathroom, updated home with dated kitchen and
bathroom sold for $575,000,

In well regarded, centrally located suburbs in
Launceston, in the north of Tasmania, for buyers
with a budget upwards of $350,000 it is possible
to purchase a period home. At this price level near
to the city’s centre you could expect to purchase
a character home either in near original condition
or original size. The below 4-bedroom, 2-bathroom
property on a large block, built about 1925 has been
completely renovated and extended and is currently
listed for sale at just under $800,000.

Residential

In this up-grader residential property market
segment, houses have been the predominant
property type transacted of which there is a broad
range and variety. Period homes, particularly
renovated and extended period homes, have
generally become more sought after and are often
located in the inner, higher priced suburbs, where
you could expect a second home buyer to be
purchasing.
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Northern Territory

The closest thing to classic residential dwellings in
Darwin include the older elevated dwellings found
in Larrakeyah, Parap and Fannie Bay. Many of these
dwellings were constructed in the 1950s during the
rebuild and expansion of Darwin following World
War II. Entry level to these locations is now in excess
of $700,000. This price point is driven by land
value rather than the added value of the traditional
dwelling. These properties remain popular in the
market place, largely driven by location. Many
purchasers choose to retain the original dwellings,
undertaking significant renovation campaigns to
restore and remodel. Features of classic Darwin
residential property include elevated or low-set
dwellings, excellent cross ventilation with use of high
ceilings, louvre windows, wrap around verandahs
and good sized balconies. The allotments tend to be
heavily landscaped with large trees to provide shade
from the afternoon sun. Notably these dwellings
have open space underneath so the breeze can
move through the dwelling, cooling it quickly once

the afternoon sun sets. The more modern version of
the classic elevated homes are the Troppo designed
dwellings. The market shows that this classic style of
residential property is preferred by owner occupiers
rather than tenants.
When mentioning classic dwellings in Darwin, we
have to include the large scale ex-government
housing from the late 1970s and early 1980s which
are predominantly found in the northern suburbs.
This type of dwelling is generally detached ground
level 3-bedroom, 1-bathroom of brick construction
or an elevated 3-bedroom 1-bathroom metal clad
dwelling on largely 800 square metre blocks. They
make up a significant proportion of the second hand
stock which is majority owner occupied. On average
an ex-Government house in this area will range from
low $400,000s to mid $500,000s depending on
renovations.
This figure is greatly determined by the location.
The Nightcliff LGA experiences the highest prices
and Malak and Karama on the other end of the scale
are the least preferred. Generally we see first home
buyers looking to these suburbs to get their foot in
the door of the property market as inner city suburbs
such as Parap and Fannie Bay are considerably more
expensive. These types of properties have performed
fairly well over the past ten years, however
experienced a steady decline from 2014 onwards.
Until first home buyer incentives are returned for

older stock we will more than likely see continued
softening in this sector of the market in the short to
medium term.
With the move into the 21st Century, there has
been a substantial shift away from this breezy
open type of property, mainly due to the cost of
construction, with newer developments such as
Muirhead, Zuccoli and Lyons. These suburbs have
strict building covenants implemented which are in
place to increase homogeneity and general street
appeal. These types of homes are of generally solid
masonry construction with a distinct reliance on airconditioning to cool down the interior. However, the
Muirhead subdivision has been planned efficiently
to take advantage of the breezeways. These modern
style homes are generally on smaller blocks, with less
upkeep required than their older counterparts and
are therefore popular with investors. The majority
of houses are sold with Defence Housing long term
leases exhibiting rental yields of approximately 6%
and are therefore very attractive to the long term
investor population. You can pick up a basic house
and land package in Muirhead for approximately
$700,000, while the average land and build in
Zuccoli is in the low to mid $500,000 price bracket
depending on the size and finishes. These low
maintenance new homes are strongly sought after by
owner occupiers in this current weak market due to
stamp duty and first home owner grant concessions.

Residential

Darwin
We can safely say that in Darwin, traditional older
properties haven’t had the easiest run. The Top End
property landscape has gone through significant
events twice in the 20th century. First was the
widespread bombing by the Japanese in February
1941 through to 1942, then some 33 years later the
devastating Cyclone Tracy.
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Again, the lack of first home buyer concessions are
hitting this older unit segment the hardest and we
see no positive movement in this sector at all in the
short to medium term without some governmental
influence on the situation.

Residential

The unit boom of 2006 onwards has also greatly
changed the property landscape of the Top End. This
is no more evident than in the CBD. The initial gas
project delivered by ConocoPhillips in 2006 and the
current Icthys Inpex Gas Plant Project which was
announced in 2011 significantly increased activity
within the unit market with developers capitalising
on the increased demand from investors to cater
for the influx of construction workers. While this is
currently posing an issue with an over-supply to the
market, this type of stock experienced strong growth
through the late 2000s, hitting its peak in late 2013.
Now the average median 2-bedroom unit price in
inner Darwin is approximately $540,000 (REIM
Quarterly). While this figure does seem strong, we
note it is heavily skewed by the new developments
being released which are fuelled by pre-sales, and
not an accurate reflection of the overall market.
Entry level 2-bedroom unit stock constructed in the
ConocoPhillips boom from the mid 2000s can be
purchased in the low $400,000s.
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Western Australia

By far and away the most sought after housing style
is the traditional Federation style dwelling which can
be sub categorised into Queen Anne, Bungalow and
the more ornate, Filigree. The dwellings are highly
desirable, with renovated properties commanding
a good price above local medians, although in
many cases, they can be purchased below the cost
of undertaking the project yourself – such is the
extent of works required. However the result can be
spectacular, with many significant examples found
throughout Mount Lawley, Claremont, Guildford and
South Perth. In Mount Lawley for example, entry
level for a Queen Anne style dwelling on a quarter
acre block can be in the low to mid $1 million range.
However a property that features a similar dwelling
that has undergone an extensive renovation in
keeping with the period has been known to achieve in
excess of $2.5 million.
Post World War I, the Californian Bungalow came
to the fore and features prominently throughout
inner city suburbs such as South Perth, Bayswater,
Nedlands and Midland. It is common for the façade
and the first two inner rooms to be retained and a
modern extension to occur behind, although it is
just as common for the dwelling to be demolished

altogether to make way for a modern construction.
Entry level in South Perth for a largely original
property is in the low $1 million range, whereas in
Midland a basic version can be sourced for below
$600,000.
Scatterings of Old English style dwellings appear
throughout Perth and are based on the Tudor style.
Generally these dwellings are less sought after and
are often beset with less compromising floor plans or
modernisation options. They appear more commonly
in suburbs such as Coolbinia and Dalkeith, with entry
level prices of mid $1 million.
Along the Darling Scarp, it is common for original
timber clad, pole homes to command a significant
premium over more conventional brick and tile
dwellings. They are usually positioned on steeply
sloping allotments and offer commanding views of
the Perth coastal plain, including the Perth CBD and
across to the Indian Ocean. While basic versions can
be obtained in Lesmurdie for sub $1 million, they
often command a far higher value depending on the
size and quality of the dwelling and the extent of the
view.
In Fremantle, limestone was used extensively as
a building product in the late 19th century and
early 20th century. This has subsequently been
reproduced in modern mansions throughout the
western suburbs. A recent example in Nedlands

achieved $3 million. Original dwellings or row houses
in Fremantle often transact below $1 million but are
always highly sought after.
Also in Fremantle, converted warehouse
developments offer a unique product and are often
in high demand. The retained character of the
developments, including feature exposed brickwork,
raked ceilings with original timber beams and central
open air courtyards appeal to multiple market
segments, with basic offerings available below
$500,000 and luxury apartments soaring over the
million dollar mark.
South West WA
Situated in the picturesque south-west corner of
Australia, the South West region is known for its
extensive natural beauty and enviable climate. The
region covers an area of 23,970 square kilometres
and has a typically Mediterranean climate with
pleasant summer months and winter rainfall.
Bordered by the Indian and Southern oceans, the
region’s coastline features some of the best surfing
beaches in the country, towering forests and
established wine regions.
The region boasts superb restaurants and a thriving
arts community with numerous galleries showcasing
the works of talented artisans. Other attractions
include national parks, beaches, wineries and ecotourism sites that have credited the South West

Residential

Perth
There are several classic housing styles in Perth that
are always highly sought after, reflecting both the
past heritage of Perth and modern developments.
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region as the most popular tourist destination
outside Perth.
The South West region has a variety of housing
options to suit singles, couples and families. As well
as traditional single storey houses, people have the
choice of living in the growing number of units, villas,
lifestyle villages and rural retreats being developed
around the region.

Project style homes abound in the newly released
subdivisions which are typical of the majority across
the country.

Residential

There are a number of older homes in the region
given its farming background, some of which
have heritage significance. These older character
homes from the early 1900s, many of which are
timber weatherboard in construction, have been
tastefully renovated and extended. However these
are considered to be in the minority. The majority
of older properties along the coastline particularly
those with views of the ocean have been demolished
and replaced with modern architecturally designed
homes. As such there is not a style of home that can
be considered typical for the region.
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What should you know about these assessments?
1. To comply with tax law, they can only be
completed by a quantity surveyor who is also a
registered tax agent.
2. They cover basically most infrastructure and if
applicable in a purchase, plant and equipment.

The list of potential claimable items is longer than
my arm.
3. From 12 May 2015 (budget night 2015), items of
water development, fodder storage and fences
were no longer allowed due to the accelerated
depreciation that was brought in this budget. This
means if you bought prior to this date you have
extra benefits claimable.
4. The schedule of claim provided is a ten year
assessment, so each year your accountant can
simply bring across the latest number (unless you
have say knocked down the item) and add this
deduction to your tax return.
5. The fee to do this work is tax deductible.
6. Herron Todd White rural valuers can collect
the information required in conjunction with or
independently to a valuation assignment.
7. Typical mixed farming and cattle or sheep
operations can see annual benefits in the order of
$30,000 per annum. Further deductions are often
available for more intensive assets.
8. It is generally OK to go back for three years (i.e.
to 2013 sales) on the basis that what was on
site at the time can be substantiated. Imagine
three years worth of $30,000 plus benefit in
one year as such – each tax return would require
adjustment but you get my point.

The process to get such an assessment completed is
straight forward and Herron Todd White is pleased
to be able to cover the country with this service with
specialisation in the rural asset classes.
If you have bought a property, financed a property
for your clients or do the tax returns for your clients
and have not had recent purchases assessed for their
claimable depreciation on acquisition, then you could
be leaving a lot of opportunity behind. With good
seasonal conditions, sound to strong commodity
prices and hopefully growing bank balances and
profits, this option may prove very beneficial.
To find out more detail on how to have your latest
acquisition assessed, please contact your local
Herron Todd White office and speak to the rural
team, email directly to tds@htw.com.au or get in
touch with me.
Contact:
Tim Lane – National Director, Rural
ph: (07) 3319 4403
Darling Downs
Great news for the rural industry in general. In
recent days is the news that the Labour Minority
Government’s draconian Vegetation Management
(Reinstatement) and Other Legislation Amendment
Bill 2016 was defeated on the floor of the Queensland
Parliament on 18 August 2016 by a vote of four to 42
against the introduction of the legislation.

Rural

National Overview
Well the market shows no sign of letting up at
present with some high profile properties and
purchasers hitting the headlines in the last month
or so. Agents are all reporting lack of supply and
the good properties on the market are attracting
plenty of interest. So with all this activity now and
over the past two years or so, I wonder how many
of the successful purchasers have fully maximised
the opportunity on their acquisition by undertaking
formal tax depreciation assessments, in essence
picking up the unspent depreciation from the
previous owners.
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marginal holdings totally unavailable. The effect
on the holding’s value would be identified through
a reduction in value of both the direct and indirect
areas impacted. The percentage of country directly
impacted relative to the size of the holding it is
attached to varies greatly. The higher the direct
percentage relative to the total area, the greater the
impact to overall value and vice versa.

Woody weed infestations impact on the productivity
(carrying capacity, yields per hectare) of main
holdings which could then render many smaller

Contact:
Douglas Knight, ph: 0438 708 887

At the end of the day nobody would have known the
exact implications the introduction of such legislation
would have had on land values in general if it had
passed through parliament. However leaving out
both the direct and indirect impact to land values
(which could only largely be identified on a case by
case basis), by the introduction of such legislation,
the fact that someone would not have been given
the presumption of innocence in the first instance
if charged with a breach is mind blowing to say the
least.
The great effort put in by those involved in assisting
to defeat this legislation must be congratulated. It
must be remembered that the best custodians of
the land are the farmers and graziers themselves.
They are in it for the long haul with many at the end
of the day aiming to leave it in good shape for future
generations.

Central Queensland
Rural land in Central Queensland continues to show
signs of firming market conditions, with a steady
stream of transactions taking place in recent weeks.
The Tumbar sale has been widely reported in
the media and demonstrates the current level of
confidence in the beef sector. It was acquired by
the Hughes family reportedly for $67.5 million,
including $10 million of stock. The 68,400 hectare
aggregation which includes the southern holding of
Marston, has an exceptional standard of fencing and
water development, as well as around 60% of the
total property area blade ploughed and established
to buffel. For the purpose of relatively, the reported
bare price would indicate a rate of $841 per hectare
($340 per acre), which is slightly below the rate for
the 2014 Alpha district sale of Tango ($13 million)
at $846 per hectare ($342 per acre), but above the
recent auction result for Inverness ($13.925 million)
at Blackall at $619 per hectare ($250 per acre).
The auction of Crystal Hills south of Emerald was also
well contended and eventually sold to an Alpha based
grazier for $5.5 million. The sale price indicates a
rate of $1,746 per hectare ($705 per acre), which
on early analysis would reflect a beast area rate of
well over $5,000 per adult equivalent, which is an
increase on other recent district sales in this location.

Rural

The identified area of approximately 300,000
hectares reportedly cleared each and every year is
in the main comprised mostly of the treatment of
regrowth, i.e. country that has already been cleared
in the past according to a legal framework. The
introduction of this legislation (which would have
been retrospective to 17 March 2016) would have
called into question the future legal rights of farmers
and graziers to be able to control regrowth on their
holdings. Regrowth if left unchecked is in effect the
forerunner of woody weed infestation. By its very
definition woody weed infestation is so much more
than the inability to control regrowth. Woody weed
infestation comes about through the build-up within
the regrowth areas of many undesirable weeds
(excluding Brigalow, Mulga or Poplar Box which
are not weeds) thus creating a major seed bed for
spreading such weeds. This not only greatly impacts
on the productive capacity of the land directly
affected, but can also have an indirect impact on
country immediately surrounding the regrowth area.
Regrowth and woody weed infestations also provide
shelter for kangaroos, wild dogs and wild pigs and
anyone who has seen the destruction these animals
(if left unchecked) can do to adjoining cultivation
and pastures is left in no doubt of their destructive
capabilities.

Overall, agents are reporting a very strong level
of interest in all types of rural land in this location,
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contrasted by a shortage of listings. Financiers are
also reporting a high level of enquiry for additional
funding for new property acquisitions.

The below graph reflects a steep increase in the sale
price of irrigated red soil cultivation in the Bundaberg
area. This property type is predominantly located

around the Hummock, is tightly held and averages
approximately one sale every six months.
It is considered to be the most highly productive and
expensive irrigated cultivation country in Bundaberg.
The above sales reflect a doubling of sale prices in
the past three years. This country type is mostly
used for sugar cane and sweet potato growing. The
above properties have mostly been purchased by
sweet potato farmers, both local and interstate. The
steep increase reflected by the last two sales are due
to the purchasers looking for larger scale production
and vertical integration from paddock to plate with
fixed contracts.

Bundaberg Irrigated Red Soil Scrub Cultivation

Northern Territory
In 2015 there were approximately 14 pastoral
transactions in the Northern Territory and Kimberley
(Western Australia) showing a combined sale price
(real estate only, excluding stock and plant) of around
$181 million (Fossil Downs was the only Kimberley
sale). We estimate the combined current carrying
capacity of the country sold in 2015 to be in the
order of 170,000 adult equivalents (AE) and the
average beast area value improved to be $1,060 per
AE. The 2015 sales also averaged $3,415 per square
kilometre. Obviously, looking at the wide range of
pastoral holdings within this bunch of sales which

Rural

Contact:
Will McLay – ph: 0428 612 457
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....the total sales of pastoral real
estate in the NT and Kimberley will
have reached a staggering $417.2
million ($307 million in the NT and
$110 million in the Kimberley).
In the year to date and assuming eight sales currently
under contract actually settle (five of these are with
the FIRB), the total sales of pastoral real estate in
the NT and Kimberley will have reached a staggering
$417.2 million ($307 million in the NT and $110 million
in the Kimberley). This represents 21 transactions,
76,866 square kilometres (7,686,574 hectares),
a combined current carrying capacity of 285,000
AE, an average of $1,464 per AE and an average of

$5,398 per square kilometre. There have been some
record lump sums paid in 2016 including around
$110 million in QIC’s 80% acquisition of NAPCO’s
Alexandria and Mittiebah aggregation, around
$49 million by Asian investors for a 50% stake in
the Tipperary Group (Litchfield, Douglas West and
Tipperary), $40 million by Asian investors in the
SAWA aggregation in the Kimberley (Moola Bulla,
Beefwood Park and Shamrock), $70 million by KAI
(Chinese developers of Ord Stage II) for Carlton Hill
(which also includes a portion of freehold land) and
the recent contracted sale to Hancock Prospecting
of Riveren and Inverway (in the tens of millions but
details are still confidential).
The above sales show that pastoral land values have
all strengthened during 2016 but at varying rates
depending on the region. The highest value rate paid
($ per AE) has been for the 50% acquisition of the
Tipperary group of stations in the Top End district,
reflecting the strong premiums traditionally paid for
stations with close proximity to Port of Darwin, rare
floodplain country (for prime dry season grazing)
and a mix of pasture improved country. The resale
of Riveren and Inverway in the Victoria River District
still requires final analysis however is looking to
indicate a moderate lift in $ per AE value rates over
the 34 months between sales. The Alice Springs
region has shown mixed results, being distorted
by a small number of very strong sales and more
sales evidence is required to establish a meaningful

data trend, but overall value rates are generally
strengthening, particularly for well grassed, well
stocked properties – supply is very tight here. The
Barkly Tableland is also traditionally very tightly held
but has yielded $165 million worth of sold property
in 2016 and also indicates moderate lifts in value
rates generally in line with market expectations
given the strong outlook for cattle markets into the
foreseeable future.
Contact:
Frank Peacocke – ph: 08 8941 4833
South West WA
Confidence in cropping regions continues to gather
momentum.
This time last year I was reporting that confidence
in the WA agribusiness sector was growing on
the back of good rainfalls and strong commodity
prices. Investing in the northern pastoral region
was in favour at this time which now appears to be
spreading south. This year seems to be trying to
better last, with widespread record rainfall providing
the best start many have had in living history. There
have been reports of strong crops across many of
the wheatbelt regions and grain handlers preparing
infrastructure and equipment for what could be a
record crop for WA. While the grain is not in the shed
the result of a record harvest is likely to give a real
boost to the property market as that block next door
may now be achievable.
This growing confidence in the industry has resulted

Rural

included fringe desert stations in the Alice Springs
district to prime holdings on the Barkly Tablelands,
to a station in the NT Gulf through to a run in the
Kimberly, the resulting price per AE becomes a little
trivial and the price per square kilometre even more
so. But it’s the drastic increase in sales activity that
occurred in 2015 compared to the previous five years
that is interesting. In 2014 there was $66.8 million in
total sales or an average of $35.1 million per annum
over the five years to 2014. That’s a big lift in stamp
duty for the (mainly Northern Territory) government
coffers, however it’s nothing compared to what has
taken place in 2016.
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Demand is keen for good quality grazing properties
that can show good returns to assets managed. Well
managed and well-presented property will attract
a premium and this is evident with some notable
quality sales having occurred in the past 12 to 18
months. Among them are Stonehenge Station at Glen
Innes, Glen Legh Station, Waterloo Station, Triangle
at Ben Lomond and Moredun Station also at Ben
Lomond. These properties have achieved levels up to
$8 million.

Contact:
David Abel – ph: 0408 489 667

Contact:
Michael Condon – michael.condon@htw.com.au or
Angus Ross – angus.ross@htw.com.au

NSW Northern Tablelands
The Northern Tablelands of NSW has enjoyed
welcome winter rainfall across all areas, with the
resultant high expectation for a good spring once
the warmer weather takes hold. Cattle and prime
lamb prices have improved to record levels and the
expectation is that this spring will see a lift in real
estate activities.

Agents report that there is reasonable demand for
the $1 to $2 million properties, but from a different
class of buyer, being mainly neighbour enquiry.
The current low interest rate regime coupled with a
good season and good commodity prices auger well
for real estate transactions this coming spring in the
northern part of the state.

NSW Central West
The general property market in the central west of
New South Wales continues to have elevated levels
of demand with agents continuing to indicate lack
of supply as their biggest problem. It is easy to
understand why there is a lack of available supply
to the market at present with the Eastern Young

Cattle Indicator surpassing 700 cents per kilo,
sheep and wool at profitable levels and rangeland
goats achieving $5.60 per kilo lightweight. This is
in conjunction with low interest rates and topped
off with a promising season for both graziers and
irrigators - why would people be looking to sell
when the profits currently being generated are very
attractive? This is behind some of the strengthening
of the market we are seeing at present as potential
purchasers need to offer values above what the
market has previously considered normal to entice
prospective vendors into the market. While the
corporate sector continues its love affair with
Australian agriculture the overwhelming interest in
property at present is from private existing operators
looking to expand. Previously we have indicated
that values have been approaching the highs of
2008 however these have now been surpassed in a
majority of areas.
Some sales that indicate this are the recent auction
of the property Billabong which is located 20
kilometres south of Boorowa. This property is 907
hectares, has gently undulating topography and a
five kilometre frontage to the Boorowa River with
functional working and residential improvements.
There was very strong enquiry with 12 registered
bidders at auction and it sold under the hammer for
$6,420 per hectare or $2,600 per acre. Another
recent sale is the property Glennwarrie which is

Rural

in some significant local investment with the Stoney
family purchasing Yathroo at Dandaragan north
of Perth. The property was originally owned by
Alan Bond and considered one of the best farms in
Australia. It extends to 12,000 hectares which has
recently been utilised for fat tailed sheep production
for live export to the Middle East and cropping. The
property is now proposed to be developed for also
running beef cattle and extending the cropping
program under the control of Mat and Jade Stoney.
The sale price is yet to be confirmed however the
asking price was in excess of $40 million which
could prove to be the highest sale for 2016. It is very
positive to see the level of investment that both local
and overseas investors are willing to put into the
future of Western Australia’s agricultural sector and
this year could not only prove to be a record breaker
for crop yields but also for investment.
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One issue we come across
regularly is land owners pinning
their perceived value of their
property on one particular sale
rather than looking at a number of
sales that occur in the area.
When reviewing and analysing the sales that occur
we look at the motivation behind the purchase and
whether this was a neighbour looking to expand or
a new player to the area. There is a valid argument
to support neighbours paying more for adjoining
properties than other purchasers new to the area
as the neighbour generally has capacity in the
existing equipment that will be able to work the
adjoining property and therefore make that asset
more efficient. However does that mean that the
price paid by a neighbour becomes the normal dollar
per hectare rate paid by everyone in the market?
If our analysis of a number of other sales in the

area shows that out of area purchasers are paying
the same amount as neighbours then the answer
to that question for that particular area might be
yes however that does not apply to all areas. One
such sale that comes to mind is a smaller parcel of
dryland cultivation located to the east of Trangie
purchased by a very large family farming interest
for what equated to $3,100 per hectare or $1,250
per acre. While this made sense to the purchasers
due to this property’s location and its fit into their
general programming this per hectare rate would be
considered well above the general rate paid by most
neighbours in the area let alone new or out of area
purchasers.
Contact:
Scott Fuller – scott.fuller@htw.com.au
NSW North West Slopes and South East
Northern Tablelands
The rural property market in the southern areas of
the Northern Tablelands has seen a significant lift
in interest particularly for higher rainfall country
south of Walcha. The North West Slopes, after
coming out of an extended drought through late
2013, 2014 and into 2015, has also seen an increase
in interest over the past three to six months with
more favourable weather conditions and outlook
increasing buyer enquiry and sales activity. Quality
beef breeding enterprises have been in high demand
with a mix of interest from local buyers expanding
and foreign investment. Some notable sales to the

south of Walcha include Aberbaldie which sold to
Paraway Pastoral Co, Eulo at Niangala which sold to a
relocating farmer from Wee Waa, Glen Eagle located
40 kilometres south of Walcha and Tindaroo near
Nundle which sold to a neighbour. The properties
achieved values from $8 million to $11.5 million and
showed an analysed range of between approximately
$5,900 and $7,700 per cow area or approximately
$400 to $500 per DSE.
We anticipate that there will be continued demand
for quality properties on the back of good winter
rain, high cattle and sheep prices and that there is
currently a lack of supply of good quality property
within this area.
Contact:
Angus Ross - angus.ross@htw.com.au
Central Tablelands
The optimism that was evident in this asset class
throughout 2015 and the first part of 2016 appears
to be continuing. Agents inform us that buyers are
attracted in particular to properties with good soils
and pasture improvement. Naturally, proximity
to regional centres and to Sydney are always key
features, along with good road access. There is a
diversity of potential buyers driving demand in this
small farm and lifestyle property market.

Rural

located on the McGrane Way 29 kilometres northeast of Tullamore and 50 kilometres south-west of
Narromine. This property is 1,155 hectares with a full
set of working and residential infrastructure in fair to
good condition. Soils are red and red brown loams.
The property had been marketed for approximately
12 months and has sold for $1.975 million which
equates to approximately $1,700 per hectare.

Contact:
Craig Johnstone – craig.johnstone@htw.com.au
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Contact:
Ben Symons – ben.symons@htw.com.au
Mildura/Sunraysia
Investment in the agri space within the Sunraysia,
South Australian Riverland and the NSW Riverina
remains buoyant and is particularly evident in the
almond sector. The demand in this sector has been
confirmed by a recent report published by Almonds
Australia which illustrates the significant growth in
the almond industry over the past 15 years, but more
particularly over the past five years. The total area
planted to almonds in Australia has risen to 31,115
hectares in 2015, up from just 5,232 hectares in
2001.

Of the total area planted to almonds, 64% is planted
in the Sunraysia region, 20% in the South Australian
Riverland and 12% is planted in the NSW Riverina. It
appears that this trend will continue, with significant
plantings scheduled over the next three years by
major players in the industry. Corporate buyers
have, in addition to looking at available greenfield
development sites, recently purchased two large
wine grape vineyards, which will be redeveloped to
almonds. These vineyards include the 900 hectare
Del Rios vineyard at Kenley, between Swan Hill
and Robinvale and the smaller Mangan vineyard at
Cullulleraine (55 kilometres west of Mildura).
We are aware of other significant almond
developments in the Euston, Kyalite, Tooleybuc and
Darlington Point areas in NSW; Piangil, Cullulleraine
and Wemen areas of Victoria and areas of the South
Australian Riverland.
Recent sales of note in the region include:
1. A 700 hectare dryland holding at Piangil near
Swan Hill to be redeveloped to almonds;
2. Tarcoola, a large holding also at Tooleybuc
was purchased earlier in 2016 for around $7.5
million. It comprised 46 hectares of established
almonds with a further 1,000 hectares suitable for
plantings.

3. Mitchells’ vineyard at Wemen/Liparoo near
Robinvale has been purchased by the Scalzo
Group. This property comprises a mix of wine
and dried grape varieties and the purchaser will
redevelop the wine grape section to dried grape
varieties.
A recent announcement which has the potential
to enhance air freight export opportunities is a bid
by Sino Australia to purchase the Renmark Airport
(located 140 kilometres west of Mildura in the South
Australian Riverland region). The proponents intend
to develop an export hub for high value, low volume
produce destined for Asian markets. The proposal
also includes the construction of a pilot training
facility with student accommodation for up to 400
predominantly overseas students.
Above average inflows into the Murray River
catchment dams has seen water allocations open
strongly and the cost of leasing annual allocation
has drifted down to around $150 per Megalitre as a
result. This is of significant benefit to irrigators who
rely on temporary water. At this price, it is expected
that rice growers will start buying additional water to
enable larger areas to be sown in the coming spring.

Rural

NSW Riverina Region
The general rural market in the Albury and Wagga
Wagga regions remains strong with very few
cropping and grazing properties on the market
and a large number of local farmers seeking to
expand. It is now generally accepted in the market
that values have firmed over the past 24 months.
One of the major sales in the region which occurred
last month was Deltroit Station, a 2,573 hectare
grazing property located between Gundagai and
Wagga Wagga which was reported to have sold to
MH Premium Farms. The media has reported the sale
price at between $16 million and $19 million although
the actual price remains confidential.
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Disclaimer
This publication presents a generalised overview regarding the state of Australian
property markets, using property market risk ranking scales. It is not a guide to
individual property assessments and should not be relied upon.
Herron Todd White accepts no responsibility for any reliance placed on the
commentary and generalised information. Contact Herron Todd White to obtain
formal, specific property advice on any matters of interest arising from this publication.
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Capital
CityProperty
Property
Market
Indicators
– Houses
Capital City
Market
Indicators
– Houses
Factor

Sydney

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Rental Vacancy Situation

Balanced market

Balanced market

Balanced market

Balanced market

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Steady

Steady

Increasing

Steady

Increasing

Steady

Steady

Steady

Demand for New Houses

Fair

Soft

Fair

Fair

Soft

Fair

Soft

Strong

Trend in New House Construction

Steady

Declining - Steady

Increasing strongly

Increasing

Declining

Declining

Increasing

Steady

Volume of House Sales

Increasing

Increasing - Steady

Steady

Steady

Declining

Steady

Declining

Steady

Stage of Property Cycle

Rising market

Rising market

Start of recovery

Rising market

Declining market

Start of recovery

Declining market

Rising market

Are New Properties Sold at Prices
Exceeding Their Potential Resale Value

Occasionally

Occasionally

Occasionally

Occasionally

Almost never

Almost never

Almost never

Occasionally

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

Market
Indicators

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

1

© Herron Todd White Copyright 2016

69

Month in Review
September 2016

Capital
PropertyMarket
Market
Indicators
– Units
Capital City
City Property
Indicators
– Units
Factor

Sydney

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Rental Vacancy Situation

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Rental Vacancy Trend

Steady

Increasing

Increasing

Steady

Increasing

Steady

Increasing

Steady

Demand for New Units

Fair

Soft - Fair

Soft

Fair

Soft

Fair

Soft

Fair

Trend in New Unit Construction

Steady

Steady

Declining

Increasing

Declining
significantly

Declining

Declining

Increasing

Volume of Unit Sales

Increasing

Increasing - Steady

Declining

Steady

Declining
significantly

Steady

Declining

Steady

Stage of Property Cycle

Approaching peak
of market

Peak of market

Starting to decline

Bottom of market

Declining market

Start of recovery

Approaching bottom Bottom of market
of market

Are New Properties Sold at Prices
Exceeding Their Potential Resale Value

Occasionally

Occasionally

Occasionally

Almost never

Almost never

Almost never

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

Frequently

1
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Capital
CityProperty
Property
Market
Indicators
– Office
Capital City
Market
Indicators
– Office
Sydney

Rental Vacancy Situation

Shortage of
available property
relative to demand

Rental Vacancy Trend

Melbourne

Brisbane

Adelaide

Large over-supply
of available
property relative to
demand
Steady

Over-supply of
available property
relative to demand

Tightening

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

Rental Rate Trend

Increasing

Stable - Increasing

Declining

Volume of Property Sales

Increasing

Declining

Stage of Property Cycle

Rising market

Local Economic Situation

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

Perth

Hobart

Darwin

Canberra
Large over-supply
of available
property relative to
demand
Steady

Large over-supply
of available
property relative to
demand
Increasing

Over-supply of
available property
relative to demand
Steady

Large over-supply
of available
property relative to
demand
Increasing

Declining - Stable

Declining
significantly

Declining

Declining

Stable

Steady

Steady

Declining

Steady

Steady

Steady

Rising market

Approaching
bottom of market

Bottom of market

Approaching
bottom of market

Bottom of market

Declining market

Start of recovery

Steady growth

Steady growth Flat

Flat

Flat

Contraction

Flat

Flat

Flat

Small

Significant

Large

Large

Large

Significant

Large

Significant

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

Steady

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

Market
Indicators

Factor

1
1
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East
CoastNew
NewSouth
SouthWales
Wales
Property
Market
Indicators
– Houses
East Coast
Property
Market
Indicators
– Houses
Factor

Canberra
Balanced market

Rental Vacancy Trend

Coffs Harbour

Far North NSW

Mid North Coast

Newcastle

South East NSW

Sydney

Balanced market

Shortage of available
property relative to
demand

Balanced market

Balanced market

Balanced market

Steady

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

Steady

Steady

Steady

Tightening - Steady

Steady

Demand for New Houses

Strong

Fair

Strong

Fair - Strong

Strong

Fair

Fair - Strong

Fair

Trend in New House
Construction

Steady

Steady

Increasing

Declining - Steady

Steady

Declining

Steady

Steady

Volume of House Sales

Steady

Steady

Steady

Increasing - Steady

Steady

Steady

Steady

Increasing

Stage of Property Cycle

Rising market

Peak of market

Approaching peak
of market

Approaching peak of
market

Approaching peak of
market

Peak of market

Approaching peak of
market

Rising market

Frequently

Almost never

Frequently

Occasionally

Occasionally

Occasionally Frequently

Occasionally

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

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

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

Market
Indicators

Rental Vacancy Situation

Central Coast

1
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East
CoastNew
NewSouth
South
Wales
Property
Market
Indicators
– Units
East Coast
Wales
Property
Market
Indicators
- Units
Factor

Canberra

Central Coast

Coffs Harbour

Far North NSW

Mid North Coast

Newcastle

South East NSW

Sydney

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Shortage of
available property
relative to demand

Balanced market

Balanced market

Shortage of available
property relative to
demand

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Steady

Steady

Tightening

Steady

Steady

Steady

Tightening - Steady

Steady

Demand for New Units

Fair

Strong

Strong

Fair - Strong

Strong

Fair

Fair - Strong

Fair

Trend in New Unit Construction

Increasing

Steady

Increasing

Declining - Steady

Steady

Declining

Steady

Steady

Volume of Unit Sales

Steady

Increasing

Steady

Steady - Declining

Steady

Steady

Steady

Increasing

Stage of Property Cycle

Bottom of market

Peak of market

Approaching peak
of market

Approaching peak of
market

Approaching peak of
market

Peak of market

Approaching peak of
market

Approaching peak
of market

Occasionally

Occasionally

Frequently

Almost never

Occasionally

Occasionally Frequently

Occasionally

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

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

Market
Indicators

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

1
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East Coast New South Wales Property Market Indicators – Industrial

East Coast New South Wales Property Market Indicators – Office
Central Coast

Coffs Harbour

Rental Vacancy Situation

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

Over-supply of
available property
relative to demand

Rental Vacancy Trend

Steady

Tightening

Rental Rate Trend

Stable

Volume of Property Sales

Far North NSW

Mid North Coast

Newcastle

Balanced market

Balanced market

Steady

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

Steady

Stable

Stable

Stable

Steady

Increasing

Steady

Stage of Property Cycle

Start of recovery

Start of recovery

Local Economic Situation

Flat

Steady growth

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

South East NSW

Sydney
Shortage of
available property
relative to demand

Steady

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

Stable

Stable

Stable

Increasing

Steady

Steady

Steady

Increasing

Increasing

Rising market

Rising market

Start of recovery

Approaching peak of
market

Rising market

Rising market

Flat

Flat

Flat

Steady growth

Steady growth - Flat

Steady growth

Significant

Significant

Small

Large

Significant

Small

Tightening

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

Market
Indicators

Canberra/
Q’beyan

Factor

1
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Country
NewSouth
SouthWales
Wales
Property
Market
Indicators
– Houses
Country New
Property
Market
Indicators
– Houses
Factor

Albury

Bathurst

Dubbo

Griffith

Mudgee

Orange

Tamworth

Wagga Wagga

Rental Vacancy Situation

Balanced market

Balanced market

Balanced market

Shortage of available
property relative to
demand

Severe shortage of
available property
relative to demand

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Steady

Steady

Steady

Steady

Tightening

Steady

Steady

Increasing

Demand for New Houses

Fair

Strong

Strong

Strong

Strong

Strong

Fair

Strong

Trend in New House
Construction

Steady

Steady

Increasing

Steady

Increasing

Steady

Steady

Steady

Volume of House Sales

Steady

Increasing

Steady

Increasing

Steady

Increasing

Steady

Steady

Stage of Property Cycle

Rising market

Rising market

Peak of market

Rising market

Rising market

Rising market

Start of recovery

Rising market

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

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

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

Market
Indicators

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

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

Albury

Bathurst

Dubbo

Griffith

Mudgee

Orange

Tamworth

Wagga Wagga

Rental Vacancy Situation

Balanced market

Balanced market

Balanced market

Shortage of available
property relative to
demand

Severe shortage of
available property
relative to demand

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Steady

Steady

Steady

Steady

Tightening

Steady

Steady

Steady

Demand for New Units

Soft

Strong

Strong

Strong

Strong

Strong

Fair

Fair

Trend in New Unit Construction

Steady

Steady

Increasing

Increasing

Increasing

Steady

Steady

Steady

Volume of Unit Sales

Steady

Increasing

Steady

Increasing

Steady

Increasing

Steady

Steady

Stage of Property Cycle

Start of recovery

Rising market

Peak of market

Rising market

Rising market

Rising market

Start of recovery

Rising market

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

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

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

Market
Indicators

Are New Properties Sold at
Occasionally
Prices Exceeding Their Potential
Resale Value
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CountryNew
NewSouth
South
Wales
Property
Market
Indicators
– Industrial
Country
Wales
Property
Market
Indicators
– Office
Factor

Albury

Bathurst

Dubbo

Griffith

Mudgee

Orange

Tamworth

Wagga Wagga

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Rental Vacancy Trend

Steady

Steady

Steady

Steady

Steady

Steady

Increasing

Steady

Rental Rate Trend

Stable

Stable

Stable

Stable

Stable

Stable

Declining

Declining

Volume of Property Sales

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Start of recovery

Rising market

Rising market

Start of recovery

Rising market

Declining market

Start of recovery

Bottom of market

Local Economic Situation

Flat

Flat

Flat

Flat

Flat

Contraction

Steady growth

Flat

Significant

Significant

Significant

Small - Significant

Significant

Significant

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

Market
Indicators

Value Difference between
Significant
Small - Significant
Quality Properties with National
Tenants, and Comparable
Properties with Local Tenants
Red entries indicate change from 3 months ago to a higher risk-rating
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Victoria/Tasmania
Property
Market
Indicators
– Houses
Victorian and Tasmanian
Property
Market
Indicators
– Houses
Factor

Ballarat

Bendigo

Balanced
market

Over-supply of
available
property relative
to demand

Rental Vacancy Trend

Increasing

Demand for New Houses

Gippsland

Horsham

Melbourne

Mildura

Shepparton Warrnambool

Burnie/
Devonport

Hobart

Launceston

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

Balanced
market

Balanced
market

Balanced
market

Balanced market

Balanced
market

Balanced
market

Balanced
market

Steady

Over-supply
of available
property
relative to
demand
Increasing

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Fair

Fair

Fair

Fair

Strong

Soft

Fair

Fair

Soft

Fair

Fair

Fair

Trend in New House
Construction

Steady

Steady

Steady

Declining

Steady

Declining Steady

Steady

Steady

Steady

Declining

Declining

Declining

Volume of House Sales

Steady

Steady

Steady

Steady

Declining

Increasing Steady

Steady

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Rising market

Rising market

Rising market

Start of
recovery

Approaching
peak of
market

Rising market

Start of
recovery

Rising market

Start of recovery

Start of
recovery

Start of
recovery

Start of
recovery

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Occasionally

Frequently

Occasionally

Occasionally

Occasionally

Occasionally

Almost never

Occasionally

Almost never

Almost never

Almost never

Almost never

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

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

Market
Indicators

Rental Vacancy Situation

Echuca

1
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Month in Review
September 2016

Victoria/Tasmania
Property
Market
Indicators
– Units
Victorian and Tasmanian
Property
Market
Indicators
– Units
Factor

Ballarat

Bendigo

Echuca

Balanced
market

Over-supply of
Balanced
available
market
property relative
to demand

Rental Vacancy Trend

Increasing

Steady

Demand for New Houses

Fair

Trend in New House
Construction

Horsham

Melbourne

Mildura

Shepparton Warrnambool

Burnie/
Devonport

Hobart

Launceston

Over-supply
of available
property
relative to
demand
Steady

Over-supply
of available
property
relative to
demand
Increasing

Balanced
market

Balanced
market

Balanced market

Balanced
market

Balanced
market

Balanced
market

Steady

Over-supply
of available
property
relative to
demand
Steady

Steady

Steady

Steady

Steady

Steady

Steady

Fair

Fair

Fair

Fair

Soft - Fair

Fair

Soft

Soft

Fair

Fair

Fair

Steady

Steady

Steady

Declining

Steady

Steady

Steady

Steady

Steady

Declining

Declining

Declining

Volume of House Sales

Steady

Steady

Steady

Steady

Declining

Increasing Steady

Steady

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Approaching
peak of
market

Rising market

Rising market

Start of
recovery

Approaching
peak of
market

Peak of
market

Start of
recovery

Start of
recovery

Start of recovery

Start of
recovery

Start of
recovery

Start of
recovery

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Occasionally

Frequently

Almost never

Occasionally

Occasionally

Occasionally

Almost never

Occasionally

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

Rental Vacancy Situation

Gippsland

1
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Month in Review
September 2016

Victoria/Tasmania
Property
Market
Indicators
– Office
Victorian and Tasmanian
Property
Market
Indicators
– Office
Factor

Ballarat

Bendigo

Echuca
Balanced
market

Steady

Rental Rate Trend

Increasing

Volume of Property Sales

Melbourne

Mildura

Wodonga

Burnie/
Devonport

Hobart

Launceston

Shortage of
available
property
relative to
demand
Tightening

Balanced
market

Balanced market

Over-supply of
available
property relative
to demand

Shortage of
Balanced
available
market
property relative
to demand

Steady

Over-supply
of available
property
relative to
demand
Steady

Steady

Steady

Steady

Tightening

Steady

Increasing

Stable

Stable

Increasing

Increasing

Stable

Stable

Increasing

Increasing

Steady

Steady

Steady

Declining

Steady

Steady

Steady

Declining

Steady

Steady

Stage of Property Cycle

Rising market

Rising market

Rising market

Declining
market

Rising market

Rising market

Rising market

Declining
market

Rising market

Rising market

Local Economic Situation

Steady
growth

Steady growth

Flat

Flat

Steady
growth

Steady
growth

Flat

Flat

Steady growth

Steady growth

Significant

Significant

Small

Significant

Significant

Significant

Small

Significant

Significant

Rental Vacancy Situation

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

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

Market
Indicators

Balanced
market

Rental Vacancy Trend

Shortage of
available
property
relative to
demand
Tightening

Gippsland

1
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Month in Review
September 2016

Queensland
MarketIndicators
Indicators– –Houses
Houses
QueenslandProperty
Property Market
Factor

Cairns

Townsville

Whitsunday Mackay

Shortage
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

Tightenin
g

Tightening - Steady
Steady

Demand for New Houses

Soft

Soft - Fair

Trend in New House
Construction

Declining

Volume of House Sales

Emerald Gladstone Bundaberg

Hervey
Bay

Sunshine
Coast

Brisbane

Ipswich

Gold
Coast

Toowoomba

Balanced
market Oversupply of
available
property
relative to
demand
Steady

Over-supply of
available
property relative
to demand

Over-supply
of available
property
relative to
demand

Over-supply
of available
property
relative to
demand

Over-supply
of available
property
relative to
demand

Balanced
market

Shortage of
available
property
relative to
demand

Balanced
market

Balanced
market

Shortage of
available
property
relative to
demand

Balanced
market

Increasing

Steady

Steady

Increasing

Steady

Steady

Increasing

Steady

Tightening

Steady Increasing

Fair

Soft

Soft

Very soft

Soft

Soft

Fair Strong

Strong

Fair

Fair

Strong

Fair

Steady

Steady

Declining
- Steady

Declining

Declining
significantly

Declining

Declining

Increasin
g

Increasing

Increasing
strongly

Increasin
g

Increasing

Steady Increasing

Declining

Steady

Steady

Steady

Declining

Steady

Steady

Declining

Increasin
g

Increasing

Steady

Steady

Steady

Declining

Stage of Property Cycle

Rising
market

Bottom of
market

Bottom of
market

Approachin
g bottom of
market
Occasionally

Approachin
g bottom of
market
Occasionally

Start of
recovery

Rising
market

Start of
recovery

Almost never

Occasion- Occasionally
ally

Approachi
ng peak
of market
Occasionally

Approachin
g peak of
market
Occasionally

Starting to
decline

Occasion- Almost
ally
never

Approaching
bottom of
market
Occasionally

Starting to
decline

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Approachi
ng bottom
of market
Occasionally

Almost never

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

Occasionally

Frequently

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

Market
Indicators

Rental Vacancy Situation

Rockhampton

1
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Month in Review
September 2016

Queensland Property Market Indicators – Units
Queensland Property Market Indicators - Units
Cairns

Townsville

Whitsunday Mackay

Shortage
of
available
property
relative to
demand
Tightenin
g

Large oversupply of
available
property
relative to
demand
Steady

Over-supply
of available
property
relative to
demand

Demand for New Units

Very soft

Soft

Trend in New Unit
Construction

Declining

Volume of Unit Sales

Rockhampton

Emerald Gladstone Bundaberg

Balanced
market

Over-supply
of available
property
relative to
demand

Increasing

Soft

Oversupply of
available
property
relative to
demand
Steady Increasin
g
Soft

Declining

Declining
significantly

Declining

Steady

Stage of Property Cycle

Start of
recovery

Bottom of
market

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Occasion- Almost
ally
never

Rental Vacancy Situation

Rental Vacancy Trend

Hervey
Bay

Sunshine
Brisbane Ipswich
Coast

Over-supply
of available
property
relative to
demand

Balanced
market

Balanced
market

Steady

Large oversupply of
available
property
relative to
demand
Steady

Increasing

Steady

Steady

Soft

Very soft

Soft

Soft

Fair Strong

Declining
- Steady

Steady

Declining
significantly

Declining

Declining

Declining

Declining

Declining

Steady

Steady

Bottom of
market

Approachi
ng bottom
of market
Occasionally

Approaching
bottom of
market
Almost never

Approachin
g bottom of
market
Occasionally

Approachin
g bottom of
market
Occasionally

Increasing

Almost never

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

Gold
Coast

Toowoomba

OverBalanced
supply of market
available
property
relative to
demand
Increasing Increasin
g

Balanced
market

Over-supply of
available
property relative
to demand

Steady

Increasing

Fair

Soft

Fair

Soft

Fair

Steady

Increasing

Declining

Increasin
g

Increasing

Steady

Declining

Increasing Steady

Increasing

Declining

Declining

Steady

Declining

Starting to
decline

Start of
recovery

Rising
market

Almost never

Occasionally

Occasionally

Starting to Approachi Peak of
decline
ng peak
market
of market
Occasion- Occasion- Frequently
ally
ally

Starting to
decline
Frequently

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

Market
Indicators

Factor

1
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Month in Review
September 2016

Queensland Property Market Indicators – Office
Queensland Property Market Indicators – Office
Cairns

Townsville

Mackay

Rockhampton

Gladstone

Wide Bay

Rental Vacancy Situation

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

Balanced market

Over-supply of Balanced
available
market
property
relative to
demand

Rental Vacancy Trend

Steady

Steady

Increasing

Steady

Increasing

Steady

Rental Rate Trend

Declining Stable

Declining

Declining

Stable

Declining

Volume of Property Sales

Steady

Steady

Steady

Steady

Stage of Property Cycle

Bottom of
market

Bottom of
market

Approaching
bottom of
market

Local Economic Situation

Flat

Flat

Contraction

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

Sunshine
Coast

Emerald

Brisbane

Gold Coast Toowoomba

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

Large oversupply of
available
property
relative to
demand

Over-supply of Balanced market
available
property
relative to
demand

Steady

Steady

Steady

Stable

Declining

Stable

Declining

Stable Increasing

Stable

Declining

Steady

Declining

Increasing Steady

Steady

Increasing

Steady

Approaching
bottom of market

Approaching
bottom of
market

Bottom of
market

Declining
market

Rising market

Approaching
bottom of
market

Declining
market

Start of recovery

Flat

Flat Contraction

Flat

Contraction

Steady growth Flat

Flat

Steady growth Flat

Small

Small

Significant

Small

Small Significant

Small Significant

Significant

Large

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

Market
Indicators

Factor

1
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Month in Review
September 2016

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

Adelaide
Hills

Barossa
Valley

Iron Triangle

Mount
Gambier

Rental Vacancy Situation

Balanced
market

Balanced
market

Balanced
market

Balanced
market

Balanced
market

Rental Vacancy Trend

Steady

Steady

Steady

Steady

Demand for New Houses

Fair

Fair

Fair

Trend in New House Construction

Increasing

Increasing

Volume of House Sales

Steady

Stage of Property Cycle

Rising market

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

Riverland

Alice Springs

Darwin
Balanced market

Steady

Shortage of
Balanced
available
market
property relative
to demand
Steady
Steady

Fair

Fair

Fair

Increasing

Increasing

Steady

Steady

Steady

Steady

Rising market

Rising market

Occasionally

Occasionally

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

Perth

South West
WA
Balanced
market

Steady

Over-supply of
available property
relative to
demand
Increasing

Fair

Soft

Soft

Fair

Steady

Steady

Increasing

Declining

Declining

Steady

Steady

Declining

Declining

Declining

Declining

Rising market

Start of
recovery

Stable

Declining
market

Declining market

Declining market

Declining
market

Occasionally

Occasionally

Occasionally

Almost never

Almost never

Almost never

Almost never

Increasing

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

Market
Indicators

Factor

1
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Month in Review
September 2016

Northern
Territory,
South Australia
& Western –Australia
SA, NT and
W A Property
Market Indicators
Units Property Market Indicators – Units
Factor

Adelaide

Adelaide
Hills

Barossa
Valley

Iron
Triangle

Mount
Gambier

Riverland

Alice Springs

Darwin

Perth

South West
WA

Over-supply of
available
property relative
to demand
Increasing

Over-supply of
available
property relative
to demand
Increasing

Shortage of
available
property relative
to demand
Tightening

Rental Vacancy Situation

Balanced
market

Balanced
market

Balanced
market

Balanced
market

Balanced market

Rental Vacancy Trend

Steady

Steady

Steady

Steady

Steady

Shortage of
Balanced
available
market
property relative
to demand
Steady
Steady

Demand for New Units

Fair

Fair

Fair

Fair

Soft

Soft

Fair

Soft

Soft

Soft

Trend in New Unit Construction

Increasing

Increasing

Increasing

Increasing

Steady

Declining

Steady

Declining

Declining
significantly

Declining

Volume of Unit Sales

Steady

Steady

Steady

Steady

Steady

Steady

Declining

Declining

Declining
significantly

Declining

Stage of Property Cycle

Bottom of
market

Bottom of
market

Bottom of
market

Bottom of
market

Start of recovery

Stable

Declining
market

Approaching
bottom of
market

Declining
market

Declining
market

Almost never

Almost never

Almost never

Occasionally

Almost never

Almost never

Occasionally

Almost never

Almost never

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

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

Market
Indicators

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

1
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Month in Review
September 2016

SA, NT and WA Property Market Indicators – Office

Northern Territory, South Australia & Western Australia Property Market Indicators – Office
Factor

Adelaide
Hills

Barossa Valley Iron Triangle

Riverland

Alice Springs

Darwin

Perth

South West
WA

Large over-supply
of available
property relative
to demand

Over-supply of
available property
relative to
demand

Increasing

Increasing

Over-supply
of available
property
relative to
demand
Steady

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

Steady

Increasing

Increasing

Large oversupply of
available
property relative
to demand
Increasing

Rental Rate Trend

Declining Stable

Declining Stable

Declining - Stable

Declining Stable

Declining - Stable

Declining

Declining

Declining
significantly

Declining

Volume of Property Sales

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Declining

Declining

Stage of Property Cycle

Bottom of
market

Bottom of
market

Bottom of market

Bottom of
market

Stable

Declining market

Declining
market

Approaching
bottom of market

Declining market

Local Economic Situation

Flat

Flat

Flat

Flat

Flat - Contraction

Contraction

Flat

Contraction

Contraction

Large

Large

Large

Small

Large

Large

Small

Rental Vacancy Trend

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

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

Market
Indicators

Rental Vacancy Situation

Adelaide

1
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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
mostoftheirpropertyassetsbyproviding
soundvaluationsandinsightfulanalytical
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

