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“Location, location, location!” is the mantra all property folk have had drummed into their psyche  
from day one.
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Champagne location on a beer budget

We’re constantly told that buying holdings in 
prime, blue-chip addresses is the path to big 
money, whether it be for investment or home 
ownership.

But the true dream for us real estate tragics is 
to purchase in one of these oh-so-extraordinary 
addresses for a very ordinary figure. They’re the 
sweet, sweet deals that set you up for sterling 
capital gains at prices that don’t cause the bank 

manager to flinch.

You see, it’s all well and 
good to seek prime 
property if you have deep 
pockets and a friendly 
mortgage broker, but 
what about the average 
punter? We all want a 
piece of the prestige, but 

if you can’t get your hands 
on the dollars to support your 

acquisition, then it’ll remain a 
pipe dream.

If only there was a way to get some 
of that golden dirt and enjoy the 

long-term growth benefits. If only you 
weren’t locked out by those exorbitant 

price tags.

If only you could enjoy a champagne location on a 
beer budget.

Well… you can.

This month, we’re appealing to the average 
buyer who wants some of the high-end action. If 
you desire real estate in an area that’s already 
established its property value growth credentials 
through excellent historic performance, but have a 

low capacity wallet, this is the publication for you.

We have asked our teams around the nation 
whether it’s possible to purchase real estate in their 
most desired suburbs at a fraction of the median 
value and the answer is an overwhelming “yes”.

Each office has identified those districts that are 
always top of the wish list and the elements that 
make them oh-so desired. They’ve then detailed 
options so you can take a slice of the pie and enjoy 
the action.

It’s an excellent residential conversation starter set 
to get tongues wagging and minds whirling among 
the property buying crew.

In the commercial section this month, saddle up 
if you’re an industrial property lover. It’s time to 
wander through our commercial team’s location-
by-location musings on what the remainder of 
2019 has in store for the industrial sector. From 
the national influences of politics and economy 
to the regional drivers such as infrastructure and 
industry and right down to the nuanced level of 
suburb and street, our professionals have you 

covered on what will drive prices and rentals over 
the coming months.

On the rural front, we are doffing our hat to the 
elements and looking at what climatic events will 
bring outcomes to the sector. Expected rainfall and 
extended dry seasons all get a mention as we see 
how mother nature is impacting markets.

So, there it is – all the bases covered.

Mind you, if there’s a particularly important piece of 
Australian real estate you have queries about, don’t 
just rely on what you’ve read. Contact your nearest 
Herron Todd White office and speak to a well versed 
professional keen to be in your advisory corner. 

It’s an excellent residential conversation starter set to get tongues 
wagging and minds whirling among the property buying crew.
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Liability limited by a scheme approved under Professional Standards Legislation. 

This report is not intended to be comprehensive or render advice and neither 
Herron Todd White nor any persons involved in the preparation of this report 
accept any form of liability for its contents. 

Entries coloured purple indicate positional change from last month.
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Overview
Industrial markets across the country proved to be 
a mixed-bag of performers heading into the end 
of 2018. With changes afoot in 2019 in both the 
financial and political spheres, it can be difficult to 
determine which direction your market of interest 
might be heading without some expert guidance.

This month, our teams provide their expectations 
for industrial market sectors throughout the nation.

Sydney
In general terms, the Sydney industrial property 
market performed strongly in 2018 and we predict 
it to be an even more exciting market to watch in 
2019.

There was a notable increase in demand in 
Sydney’s industrial market during 2018, driven 
by a number of factors including a strengthening 
economy coupled with low interest rates. Demand 
was influenced by residential infill re-zonings in 
traditional industrial precincts close to the Sydney 
CBD, airport and ports, prompting a flight from 
inner city areas to more outlying precincts and a 
chase for yields and capital growth. Examples of 
this include the Alexandria and Mascot areas and 
the Lower North Shore where land is being rezoned 
and traditional industrial users need to look further 
afield for good quality premises. Despite the 
declining residential market and the slowing of the 
residential development sector, we anticipate that 
some of these factors will continue to drive demand 
for industrial space, particularly in the first half 
of 2019. Many tenants and owner-occupiers alike 

are experiencing difficulty finding well located, 
good quality industrial space, a trend we expect to 
continue this year.

In particular, we expect that demand levels will 
remain reasonably strong in well-located industrial 
precincts with good connectivity to major transport 
routes and ease of access to regional business 
centres including Liverpool, Campbelltown, 
Parramatta, Blacktown and Penrith. Such precincts 
include Wetherill Park, Silverwater and Seven Hills.

In 2019, we expect yield compression to stabilise 
and display a more subdued rate than was evident 
in 2018. Industrial properties are currently sold 
subject to relatively low yield rates, currently 
generally sitting between four and seven per cent. 
We consider that these low yields will continue for 
much of 2019.

Average prime grade industrial rents in Sydney 
remained somewhat subdued in 2017 and to an 
extent in 2018, when increases only seemed to 
appear in the later part of the year. However, with 
the increased demand for industrial facilities and a 
lack of stock, we anticipate rents to grow in 2019, 
particularly in well located precincts that offer ease 
of access, transport or proximity to the CBD and 
ports.

A continued lack of land supply will see premiums 
paid for vacant land and under-improved sites.

We continue to follow with anticipation the progress 
of the Western Sydney Airport. To date, staging 
works, some roads and clearing has been done. 
Further work is currently underway. We watch this 
area keenly as we consider it will have a real impact 
on the local industrial market, especially as we get 
closer to the completion of the site and even now, 
as more and more businesses look to firm up their 
strategic positions for the future.

We consider that 2019 will still see some 
opportunities in the market. The lower end of the 
market, particularly well located strata units, still 
present some good opportunities for both rental 
return and capital growth in the long term. At 
the other end, investors with a bigger budget will 
benefit from the increasing rental returns.

The industrial market in Sydney started off 
on a strong note in the first quarter of 2019, 
particularly in the sub $10 million price bracket. 
The most notable larger sale (missing 2019 by 
one day) occurred on 31 December 2018 in South 
Granville. The sale represented an increase in 
value from around $16 million in 2014 to $24 
million in 2018.

Newcastle
Early signs in the Newcastle, Hunter and Central 
Coast industrial markets indicate that a general 
market softening is underway. There has been a 
real value push in local industrial markets over 
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The sale represented an increase in value from around $16 million 
in 2014 to $24 million in 2018.
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the past couple of years. Vacant land values have 
increased significantly and yields have compressed. 
We’ve also seen industrial rents increase for the 
first time over that period since the early 2000s. 
We should clarify that we are not anticipating 
short term value drops of any significance in the 
industrial market. Local economic factors are 
strong and while lending criteria has tightened, 
record low interest rates remain.

We are expecting to see a levelling out of market 
value growth in Newcastle in 2019 as more 
land and strata units come on line to cater for 
the increased enquiry levels from both owner-
occupiers and investors, levelling out the supply 
and demand mismatch. We have already witnessed 
a fall off of superannuation purchasers by small 
business operators with all the major lenders 
effectively putting a stop to property lending 
within super trusts. 

Land sales have been strong in areas such as 
Morisset, as buyers are pricing in ease of access 
to the M1 Freeway and local amenity. A recent 
subdivision fronting Wyee Road is achieving rates of 
between $190 and $230 per square metre of land 
for sites between 1,800 and 4,400 square metres, 
with the majority of allotments sold off the plan. 

Land for sale in the popular Mayfield West Steel 
River Industrial Park are asking rates of between 
$220 and $250 per square metre for larger sites of 
circa 4,220 to 6,400 square metres.  We’re advised 
that buyer enquiry is active but certainly not as 
strong as twelve months ago. 

Evidence indicates that 2019 will see a return to 
more normal market conditions in the Hunter 
Region and Central Coast. While values have 
increased significantly over the past few years, this 
year will see some moderation returning to the 
marketplace.

Lismore and surrounds
The industrial markets within regional locations 
have traditionally been dominated by larger owner-
occupiers and a small number of experienced local 
developers and builders who constructed based on 
need. They tended to construct basic complexes 
out of metal products with basic facilities and of a 
modest appearance.

Tenants tended to be harder to find, yet good 
tenants tended to be long term in nature. They 
also tended to be susceptible to over supply 
relatively quickly with demand and the resultant 
vacancy rates mirroring the economy closely 
and the market being more susceptible to rental 
falls and longer lease-up periods. As such, from 
an investment point of view, they appeared to 
be higher risk and prior to the mid-2000s boom, 
yields were around two to three per cent above 
their local commercial and retail cousins.

With more modern buildings and the demands 
from the market, the industrial sector transitioned 
to a mix of retail and light industrial uses including 
small importers looking for cleaner, more 
modern spaces to meet the mixed needs of retail, 
warehouse and small businesses who found that 
their clients appreciated a cleaner and more 
professional appearance.

The new wave of tenants required more regular 
traffic movements with superior vehicle access.

As such, modern industrial areas comprise a very 
wide mix of uses unfamiliar to those of 20 or 30 
years ago.

The strata revolution also created smaller product 

well suited to small owner-occupiers and investors. 
Consequently, yield rates and returns within the 
industrial market fell significantly and in many 
localities, showed similar rates and returns as the 
retail and commercial markets.

So much for the past.  What does 2019 hold?

As with the greater real estate market, the coastal 
areas have experienced the greatest rises as the 
localities are either experiencing the greatest 
growth in population or the strongest demand 
without an equivalent increase in supply which 
drives up values.

The coastal localities are at the greatest risk if 
demand weakens. Yield rates of four to 4.5 per 
cent in the Byron Bay industrial market are not 
sustainable over the long term and the ability of 
tenants to pay the significant increases in rent 
experienced over the past three years must be 
suspect. This would be particularly so if economic 
conditions were to weaken. Ultimately, tenants 
who do not require a Byron Bay address will 
seek out more affordable alternatives which are 
likely to include nearby centres such as Ballina. 
Mullumbimby has already experienced this.

We do not expect a bust situation in 2019 as supply 
remains low and as such, while demand may 
weaken, the supply levels and lack of new product 
are likely to see a slight softening in yields but not 
to an extent which would create significant concern.

Mullumbimby has had a significant strengthening 
over the past two years with strata complexes 
indicating yields slightly above Byron Bay at 4.5 to 
five per cent. Annual rents are also at peak levels 

Yield rates of four to 4.5% in the Byron Bay industrial market  
are not sustainable.
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Industrial property rents display a broad range 
which demonstrates a slight oversupply of 
accommodation and some market uncertainty.

Albury Wodonga
We believe we’ll see an increase in the number of 
properties on the market in 2019.

There are approximately 25 industrial properties 
for sale in Albury Wodonga ranging from small 
strata sheds to larger multi-million dollar 
properties. Presently, there should be a property 
that suits your buyer profile, but the issue may well 
be location.

The drift east will remain an important factor in 
maintaining a stable market.

The Casino and Kyogle markets tend to have 
very limited supply and limited demand, which is 
predominantly restricted to owner-occupiers and 
as such, we expect a stable market over the next 12 
months albeit recent evidence indicates a number 
of land sales in Casino showing a slight increase. 
This is not an uncommon event with small bursts 
in demand resulting in an improvement in values 
given available product can be limited. This is 
followed by extended periods of limited activity and 
stable to slightly softer values as demand tends to 
be limited.

Coffs Harbour
The local industrial market remains stable and this 
should continue throughout 2019. There is some 
demand from cashed up superannuation funds 
although bank lending policy has tightened the 
availability of funding to this market sector. There 
is slow market demand from owner-occupiers for 
industrial units in the $1,500 to $2,400 per square 
metre price range.

The acquisition of property associated with the 
Pacific Highway bypass is in full swing preceding 
construction of the route. The progression to 
construction stage should stimulate the local 
industrial market.

There is a looming shortage of industrial zoned 
land to allow expansion of development in Coffs 
Harbour as supply within Isles Industrial Estate 
draws to a close. This has effected an increase in 
land value rates across the area. 

The Mill Industrial Estate at Woolgoolga has opened 
with 11 industrial allotments of 2,500 to 5,000 
square metres available for sale.

quickly approaching Byron Bay levels, albeit $50 to 
$75 per square metre lower at this time.

While values are lower than Byron Bay, they remain 
well above historical levels and with more product 
currently being developed, the risk of a fall is 
greater than in Byron Bay.

Ballina and Alstonville have been more stable 
markets which, while experiencing lower demand 
levels and modest supply, have seen yields more 
commonly in the six to seven per cent range. If 
demand remains subdued, we expect a slight 
softening in yields as purchasers become more 
discerning.

Lismore tends to be a sporadic market, so while 
all indications are that the market is stable, the 
number of property transfers is often limited and as 
such it is often difficult to ascertain any movement. 

Yields for investment product range from seven 
to nine per cent, which is strongly impacted by 
the strength of the tenant. National tenants with 
longer-term leases would tend to be at the lower 
end. Lower priced product is dominated by owner-
occupiers where cost of replacement and the need 
to secure a location to operate a business are 
the driving factors rather than return. The recent 
relocation of Lismore Toyota, Rescue Helicopter 
and the redevelopment of the Masters site at South 
Lismore with Spotlight, BCF and Better Electrical 
provide a good improvement in the industry base, 
diversity and appeal of the location, which assists 
in creating a superior, more stable base. Further, 
the proposed expansion of Bunnings will further 
enhance the locality.

Goonellabah will remain a good alternative due 
to its flood-free nature and proximity to growing 
residential areas, although it has not experienced 
significant growth as would otherwise be expected. 
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increased enquiry from industry for relocation to 
the adjacent heavy industry zone. A number of 
business have asked for valuations in this locality 
as part of their enquiry for its exposure and 
excellent transport links.

South East NSW
The industrial market has been the strongest 
performer of the three main asset classes over 
recent times, coming to life over the past three 
years after a prolonged period of stagnation post 
the GFC. We expect the strong market conditions in 
this sector to continue throughout 2019 although 
perhaps not at the same pace as years prior as the 
market approaches the peak of its current cycle. 

Late 2018 saw several large industrial sales within 
the $8 million to $8.5 million price range, stretching 
the price point barrier and signifying the confidence 
in this market segment at present. Yields have also 
compressed, typically sitting in the 6.5 to 7.5 per 
cent range, while rates per square metre of lettable 
area broadly range from $1,250 to $2,000 with site 
coverage largely impacting the resulting rate. 

The sustained improvement in this asset class has 
seen numerous light industrial complexes being 
developed with the potential for oversupply moving 
forward as these projects are completed. 2019 may 
see a cooling in this part of the industrial market.     

The main drivers of this growth have been major 
infrastructure projects taking place throughout 
the state, particularly Sydney and the Illawarra and 
South Coast regions. Other drivers of this market 
are low interest rates, strong conditions in the 

Dubbo/Orange
We expect the Dubbo, Bathurst and Orange 
industrial property markets to remain relatively 
stable in 2019, despite the ongoing drought and 
wider economic and political uncertainties. Diverse 
and expanding local economies, relative to other 
New South Wales regional centres, are seen as 
underpinning the market in regard to both leasing 
and sales activity and where to date there is no 
obvious imbalance in the market to warrant a 
prediction of either a significant rise or fall in 
transaction values. 

A notable divergence in industrial property rents 
and sale values is seen from the degree of utility 
of an industrial property, where modern design 
and construction methods are demanded by 
enterprises with a national or state-wide presence, 
as well as larger private local businesses. There 
appears to be a balance of owner-occupied and 
leased space occupied by these entities.

As with the majority of  commercial property, given 
locality, there appears to be stepped levels of rental 
and sale values as properties age and offer less 
amenity to the occupier. The older, more  obsolete 
properties are difficult to either lease or sell, with 
some experiencing protracted vacancy periods.

There is ongoing industrial park development in 
Dubbo, noticeably in the heavy industrial zones. 
The significant development at the Dubbo Regional 
Airport where the new 15,000 square metre 
Royal Flying Doctor Service Medical Training  and 
Visitor Centre and the  new $24 million Rural Fire 
Service Administration and Training Centre have 

Lavington and West Wodonga offer similar use 
types but are in different states. The issue may 
be age and obsolescence. Many of the properties 
for sale appear somewhat dated and in need of 
general maintenance. 

We agree that the market is set for consolidation. If 
you don’t need to sell, then now may not be a good 
time to place your property on the market.

The banking royal commission, the debacle that is 
Brexit and the irregularities in the interpretation of 
previously signed trade agreements (eg. USA), all 
appear to have had a somewhat dampening effect 
on global trade. This has resulted in caution in the 
investor market and the number of buyers appears 
to have dropped off since the height of the market 
in the past one to three years.

Annual asking prices for rents seem to have 
dropped. There are landlords out there asking 
$100 per square metre, but most rents appear 
to be at around the $75 per square metre with 
larger buildings at between $35 and $50 per 
square metre. There are a large number of small to 
medium sized industrial sheds for lease too. 

There are choices for both prospective buyers and 
prospective tenants. The options are larger and the 
asking prices are more competitive. The market 
has swayed more towards the buyer’s and tenant’s 
side, however it will depend on the urgency of the 
owner or landlord to sell or lease their property. 
They have less room to negotiate with today.

Avoid panicking either way. If you need to move 
and like something, take it. If you don’t need to 
sell or lease and don’t want to drop your asking 
price, then don’t. Markets recover. The current 
stagnation of the market will not be forever. Should 
we have a change in government, it may even 
improve.

We expect the Dubbo, Bathurst and Orange industrial property 
markets to remain relatively stable in 2019, despite the ongoing 
drought and wider economic and political uncertainties.
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Sydney industrial market, renewed confidence in 
the local economy and activity surrounding the 
port of Port Kembla.  

The relative affordability and simple availability of 
industrial land and existing product compared to 
Sydney combined with the region’s proximity and 
improving connectivity to Australia’s largest city is 
making the Illawarra an attractive option for owner 
occupiers, while investors continue to chase yield 
that is absent from the major capital cities. 
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Melbourne
The Melbourne industrial market is expected to 
remain steady throughout 2019, with sustainable 
growth of newly available greenfield land and 
construction of new facilities, both large scale 
distribution centres and smaller strata title unit 
developments. This will be coupled with a stable 
commercial environment and persisting low 
interest rates.

Frasers Property Australia recently settled 
(November 2018) on a large Industrial 1 zoned 
parcel of land in Melbourne’s northern industrial 
sector in Epping at 410 Cooper Street and 
315 O’Herns Road. The two allotments total 
approximately 61.31 hectares and were purchased 
together in October 2017 for $40 million (plus 
GST). The allotment is located diagonally opposite 
Melbourne’s wholesale fruit and vegetable market, 
which has brought significant growth to Epping’s 
industrial sector over recent years. Demand in 
Epping has consistently grown, over neighbouring 
suburbs such as Campbellfield and Thomastown, 
due to its close location to the market and its links 
to major transport routes. The first stage of the 
Frasers development is expected to come to the 
market during 2019.

Within the past 12 months, prime and secondary 
rental rates both achieved a sustainable growth 
of four per cent. Rents are expected to continue 
to increase in line with recent growth, until the 
demand and supply of industrial space begins 
to meet equilibrium. Prime face rental rates in 
Melbourne’s industrial outer areas generally ranged 

between $70 and $90 
per square metre of 
building area per annum 
net plus GST for medium 
scale properties, whilst 
rental rates for smaller, 
newer units within the 
inner suburbs ranged 
between $100 and $170 
per square metre of 
building area per annum 
net plus GST.    

Yields have been under 
increasing downward 
pressure for prime grade 
industrial development 
with yields for secondary development generally 
steady. This has been underpinned by the current 
low interest rate environment and investors 
hunting quality investments with limited properties 
available. Yields for prime stock range from 5.5 
to 6.5 per cent. Secondary grade properties are 
achieving yields of 6.5 to eight per cent within the 
outer fringe, east, south-east and west regions.

Areas which should be avoided are markets with 
over supply, properties with high rental incomes 
but short WALEs, as well as vacant, older style 
properties without any development prospects in 
the short to medium term. 

Mildura
The industrial market has enjoyed strong demand 
over the past two to three years, driven primarily 

by growth in the rural sector.  The volume of citrus, 
table grapes and almonds produced in the Mildura 
region increased significantly during this period and 
this produce needs to be packed, transported and 
usually stored in cool rooms prior to sale.

Industries associated with these activities have 
been the main beneficiaries of this growth and as 
an example, we note the recent construction of 
two large warehouses leased for carton storage to 
Abbe Corrugated and Visy respectively.  The Visy 
warehouse (5,388 square metres including awning) 
recently sold to a local investor on a 7.2 per cent 
yield, reflecting the presence of a ten-year lease 
term to a national tenant.

There are numerous local transport companies 
which all have extensive warehouse and cool 
room space on site. These businesses have been 
expanding both the size of their fleets and their 
warehouse space.

We expect this growth to continue, however 
possibly at a slower rate, as the latest surge in 
horticultural development appears to be slowing.  
While the growth has created a spike in work for 
shed suppliers, concreters and electricians etc, 
we expect the presence of these new facilities 
to create ongoing work for refrigeration and 
electrical contractors, as well as suppliers to the 
transport industry.

The other growth sector in recent times has been 
in large scale solar projects (200 to 500 hectares).  
This has created a short-term spike in work for 
electrical contractors, earthmoving companies, 

Victoria

$70 - $90 sqm 
prime face rental 

rates in Melbourne’s 
industrial outer areas 

for medium scale 
properties. 

prime face rental 
rates for Melbourne’s 
smaller, newer units 

within the inner 
suburbs. 

$100 - $170 sqm 
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concrete batching plants etc, however once up and 
running, we would not expect there to be significant 
ongoing work for local contractors. Predicting 
whether there will be further development in the 
solar projects is difficult.  Our sense is that there 
will be reduced activity over the next two to three 
years, however this could easily change if the 
economic case is strong enough.

Rents and yields for small industrial premises suited 
to owner-occupation or smaller local businesses 
were relatively stable during the past year and we 
expect this to continue throughout 2019.  Rents are 
typically between $45 and $85 per square metre 
for good standard warehouse space, depending 
on clearance height, location and the standard 
of facilities, and yields most commonly are in the 
range of eight to nine per cent.

Echuca
Broader metrics suggest a flatter industrial market 
in the 2019 year with potential headwinds for the 
agricultural sector given the dry conditions and 
low water storages with irrigated agriculture a 
major driver of local industry. There may be some 
upside potential as construction of the new bridge 
and associated roads hits full swing, though it 
remains to be seen how much of a lift in demand 
for industrial property will arise from this project. 
Nevertheless, the market is likely to continue to 
be dominated by owner-occupiers, with the sub-$1 
million segment being the most actively traded.

The other growth sector in recent times has been in large  
scale solar projects (200 to 500 hectares).  
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Brisbane
Over 2019 we expect to see increased market 
activity on the back of low interest rates and strong 
investment demand. Prime investment properties 
with strong WALEs in the market are few and far 
between given the tightly held nature of these 
assets, particularly within the Trade Coast. Yields 
did tighten throughout 2018 and are expected to 
remain stable throughout 2019.

Sales activity was down in 2018 year on year which 
we attribute to a lack of quality stock available 
in the market and not a lack of demand. Activity 
seems to be gaining momentum in 2019 with 
approximately $26 million worth of sales already 
settled as at 1 March 2019.

Rents are stagnant and we don’t expect to see 
any major rental growth in 2019. Face rents 
remain stable and there are some signs of 
incentives dropping which has resulted in some 
rental growth, however this is evident only in 
some precincts. There are also signs of some 
improvements in vacancies as well however this 
is not evident in all precincts and again, it is too 
early to establish any trends.

Infrastructure projects such as the Gateway 
Upgrade North and the Logan Enhancement 
Project are due to be completed in 2019 which 
will improve congestion and connectivity and will 
further drive demand. Other major infrastructure 

projects such as the Brisbane airport’s new 
runway and the Kingsford Smith Drive upgrade 
are well underway however are likely to be 
completed in 2020.

Overall, the outlook for the industrial market in 
2019 is positive.

Gold Coast 
Over the course of 2019 we anticipate a flattening 
or low growth trend for the industrial market due 
to a balancing between the low interest rate driven 
bullish demand versus supply metrics on the Gold 
Coast and the wider property market slowdown and 
declining consumer and business confidence. The 
latter is being driven largely by the impacts of the 
Royal Commission into the banking industry having 
far reaching consequences and the tightening of 
credit availability as a result. The residential market 
nationally, which is the primary casualty of the 
commission to date, could balance industrial market 
dynamics on the Gold Coast or tip the market 
further, as we have historically seen this sector trail 
the residential sector.

Other factors which could dampen the outlook for 
the industrial market this year are the upcoming 
federal election, the consequences of the looming 
Brexit finalisation and the uncertainty that can 
abound at a macro-economic level.

However, it’s not all bad news as the official cash 

rate is expected by some economists to drop 
further (albeit with the bottom not far off) with a 
positive impact possible on borrowing interest rates 
and further affordability gains, although, again 
there is uncertainty as to whether the gains would 
be passed along to borrowers. In addition, industrial 
rental rates are definitely improving at a moderate 
rate, which is improving returns for industrial 
investors and could lead to a slight narrowing 
of the value gap between investor and owner-
occupied assets. Added to these sentiments is the 
overarching factor of the lack of industrial stock on 
the Gold Coast proper, in particular.

Some commentators have predicted that investors 
could switch from residential to industrial property 
to improve returns, which could be plausible given 
the low returns in the residential market coupled 
with flat or declining value levels (depending on 
where and what the asset is). 

In addition, as household consumption is declining, 
we would tend to agree that the prediction by some 
of a move by investors from retail to industrial 
assets is also likely to some degree, given the trend 
away from traditional shop front retailing to online 
retail business operations which benefits industrial 
warehousing properties (used for storage for online 
retail distribution businesses).

However, we do not anticipate this to be a 
significant driving factor in the central and south 
Gold Coast and Tweed industrial markets which are 
mainly driven by small owner-occupiers.  It would 
be more a factor in the Yatala Enterprise Area 
where larger industrial properties are located.

Queensland

Activity seems to be gaining momentum in 2019 with approximately 
$26 million worth of sales already settled as at 1 March 2019.
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the construction phase and 200 operational jobs 
post construction. The leases are located on land 
near Dalby, Cecil Plains, Chinchilla, Miles and 
Wandoan. The announcement has raised hope of 
increased demand for industrial facilities in the 
region.

The industrial market in Roma has reportedly seen 
a slight upsurge in leasing demand over the past 
six months but vacancy rates remain high and 
rental levels reduced. There is currently a major 
oversupply of vacant industrial land in Roma that 
will likely result in continued downward pressure 
on values.

The industrial markets in other towns such as 
Warwick and Goondiwindi have historically not 
been influenced by the energy sector and are more 
reliant on the agriculture sector. These markets 
have been relatively static with low levels of market 
activity. Drought conditions have contributed to the 
stagnant local economies.

Townsville
The industrial market during 2019 is likely to 
continue along a similar path to 2018 with stable 
levels of activity. We are seeing an improving 
resource sector, which typically drives our 
manufacturing industry, however as yet this 
positivity is not translating to any uplift in the 
industrial property market.

We are likely to continue to see an appetite for 
high quantum assets with strong lease covenants 
from southern investors given the attractive yield 
spread relative to their home locations, provided 
they have access to finance. Activity by owner-
occupiers should continue to tick over in the sub-$1 
million market.

Leasing activity is likely to remain flat with a 
current over supply of available property relative to 

Area over the medium term could tip the balance 
of the market into oversupply depending on the 
quantity of land or new product available and given 
the large amount of englobo and undeveloped 
industrial land remaining in this area. However, if 
tightly controlled by developers, the impacts may 
not be significant.

Toowoomba
The industrial markets in the Darling Downs and 
south-west Queensland have been subdued over 
the past couple of years. Towns that were heavily 
reliant on the energy sector have seen significant 
regressions in the market.

The Toowoomba industrial market has managed 
to maintain property values despite a decline 
in leasing and owner-occupier demand. As 
construction of the Toowoomba Bypass Road 
nears completion and the proposed Melbourne to 
Brisbane Inland Railroad project progresses ($8.4 
billion in federal funding announced last year), 
demand may increase for industrial land in the 
Toowoomba Enterprise Hub (located to the west of 
Toowoomba and positioned close to both projects 
and the Wellcamp Airport).

The industrial sectors in a number of western 
townships including Roma, Dalby and Chinchilla 
have experienced major declining markets over the 
past three years due to the downturn in activity in 
the Surat Basin coal seam gas industry.

In late February, it was announced that Arrow 
Energy had received Queensland Government 
approval for a new $10 billion gas project. The 
venture is projected to generate 800 jobs during 

The negative signs for the industrial property 
market outlook include business and consumer 
confidence declining, business investment 
declining, credit and money growth declining, the 
ailing residential market broadly, low wage growth 
and a decline in the GDP growth rate. Conversely 
there are positive indicators which could off-set 
the aforementioned to some extent, such as 
the significant rise of online shopping and the 
increasing requirements for warehouse space, low 
supply of stock and more broadly, the improving 
employment and participation rates which could 
lead to higher wage growth.

In terms of yield anticipation, we predict a 
flattening of yields which are currently at all time 
low levels, due to the low interest rate environment 
and the perception that interest rates will likely not 
increase in 2019.

There remains some good opportunities in the 
industrial market at present, namely medium or 
larger size multi-unit industrial properties which 
have limited affordability, however have good 
profiteering prospects if they have the ability to be 
strata titled and sold as individual units given the 
high demand from owner-occupiers for industrial 
units at present.

Properties to avoid in the industrial market include 
small industrial units on the Gold Coast proper 
which are hitting unprecedented price levels, as 
well as industrial land where prices are above 
$500 per square metre in the central and southern 
Gold Coast (for small or medium sites up to 5,000 
square metres). In addition, the planned release of 
new industrial estates within the Yatala Enterprise 

There remains some good opportunities in the industrial  
market at present.
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airside and non-airside lots. Leasing agents in 
Hervey Bay have recently cited an elevated level of 
industrial leasing enquiry.

Generally, the industrial market within the Wide Bay 
has been relatively stable. Gross rental levels have 
remained firm and are expected to remain stable 
for the short term.

Mackay
Industrial market conditions are best demonstrated 
by the following recent sales at Paget:

 ◗ 21 Gateway Drive sold November 2018 at $4.84 
million at a passing yield of 8.15 per cent.  This 
heavy engineering workshop complex was leased 
to Maintec for a ten-year term.

 ◗ 12 - 16 Progress Drive sold December 2018 at 
$3.012 million at a passing yield of eight per cent.  
This workshop complex with low site coverage 
was sold on a leaseback basis to Aust Bore Pty 
Ltd also for a ten-year term.

21 Gateway Drive Source: realcommercial.com.au 

We have not seen yields this low since 2015. The 
exceptionally long lease terms and high tenant 
quality were key investment considerations 
with these acquisitions to drive the lower yields. 
Importantly, we believe that the local coal 

in Parkhurst has reportedly just been sold for 
$5 million. It has a reported yield of 8.8 per cent 
and was sold by Burgess Rawson. This new sale 
at a higher price bracket further demonstrates 
that investors are returning to the market with 
increased confidence. We anticipate that for the 
remainder of the year, investors will remain active 
and seek good opportunities.

Agents report strong interest from southern 
investors, particularly in the sub $1 million price 
bracket where yields of between eight and nine per 
cent are generally achievable. Owner-occupiers 
are likely to also remain active while interest rates 
remain at record lows.

Wide Bay
The Wide Bay’s industrial markets have been 
relatively slow for an extended period. 2019 will see 
both the Bundaberg Regional Council and Fraser 
Coast Regional Council construct industrial aviation 
lots at the Bundaberg Regional and Hervey Bay 
airports respectively.

Stage 2 of the Bundaberg Regional Aviation 
Industrial Precinct is currently under construction. 
The stage is to create eight lots comprising three 
airside or apron frontage lots. The non-airside 
lots have a list price of $120 per square metre, 
placing the lots well within an acceptable market 
range. The airside lots are to be leasehold sites. 
The Bundaberg Regional Airport is well positioned 
within close proximity to the Isis Highway, which 
links Bundaberg to Childers and the Kensington 
commercial precinct which comprises a number of 
national retailers including Bunnings, Rebel Sport, 
Amart Furniture and the Good Guys.

The Fraser Coast Regional Council has commenced 
construction of Stage 1 of the Avion Industrial 
Estate. The estate is to comprise a number of 

current demand creating no real stimulus for rental 
growth. Local agents are reporting an increase in 
enquiry levels, however to date we have not seen 
any uplift in leasing activity. 

Rockhampton
We consider that 2019 will be a more positive year 
for the industrial sector in Rockhampton on the 
back of some less positive years. We consider 
employment growth is a good determiner and 
driver of growth in our industrial sector and 
employment growth in the Fitzroy statistical 
area (which generally includes the Rockhampton, 
Emerald and Gladstone regions) has been about six 
per cent per annum and well over twice the state 
average for some months. With improved coal 
prices and significant infrastructure spending set 
to occur over the next five years, we expect this 
employment growth will have a positive impact on 
the industrial property sector in Rockhampton. The 
rate of growth will be dependent on the timing of 
infrastructure projects coming to fruition.

At this stage, rental rates have remained stable 
and there have been no notable increases, however 
local agents do report some increased enquiry for 
industrial tenancies to lease. We anticipate that 
as demand increases and supply reduces, we may 
start to see some growth in the rental market. 

Prior to 2018, it had been a number of years since 
any substantial passive investment purchases of 
industrial properties had been made. Late last 
year, the transaction of the Siemens workshop 
showed a return of investor confidence to the 
market. The property sold for $3.3 million at 
auction in October and reflected an analysed yield 
of about eight per cent. A new five-year lease had 
been recently executed to Siemens (the existing 
tenant) after an extension to the workshop had 
been undertaken. Additionally, the Strammit shed 
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opinion is that prices per square metre for the 
majority of industrial showrooms and warehouses 
of a reasonably good to very good quality have 
remained steady at around the $1,200 to $1,600 
mark for some time. Prices have been as low 
as $800 per square metre for larger and less 
affordable older stock. Commercial agents advise 
limited availability of good quality standalone 
warehouse stock with reasonable demand for 
this type of premises, although there is a small 
oversupply of secondary warehouse stock. Smaller 
(less than 200 square metre) strata titled industrial 
warehouses are limited in numbers for either sale 
or lease, but there is good demand from the owner-
occupier market for industrial properties in the 
sub-$600,000 price range. Yields vary from high 
six percent (small affordable stratas) to mid eight 
per cent for large properties.

Industrial property rents have begun to claw back 
some lost ground, with most rents now ranging 
from $90 to $160 per square metre per annum 
gross depending on size, location and quality. There 
is limited quality investment stock available for 
purchase in the Cairns market and strong demand 
for well leased properties. This will tend to support 
values for well leased properties over the short to 
medium term. The immediate outlook is for stable 
conditions.

The vacant industrial land sale market is also quiet, 
with limited sales activity. Vacant industrial land 
demand has reduced from an average of 44 sales 
per annum during the years from 2004 to 2008, 
to an average of seven sales per annum for 2011 
to 2017. The median vacant industrial land price in 
Cairns peaked at $295 per square metre in 2009, 
but has been consistently around the $240 mark 
per square metre for sales over the past seven 
years. The Woree Business and Industrial Park 
(4.5 kilometres south west of the central business 

Rentals appear to have stabilised for new leasing 
and agents report increased enquiry. We anticipate 
owner-occupiers will remain active (mostly in the 
sub-$1 million price bracket) while interest rates 
remain at record lows. 

Cairns
Cairns is the major urban centre in the Far North 
Queensland region whose leading base industries 
include tourism, accounting for 42 per cent of 
estimated total value, followed by agricultural and 
pastoral activities (23 per cent), mining (23 per 
cent) and processing and manufacturing (nine per 
cent). Cairns is the tourism gateway to the Great 
Barrier Reef and to the Daintree World Heritage 
Rainforest.

The industrial sector in Cairns is relatively small 
and its manufacturing base is largely geared 
towards servicing the engineering requirements 
of local and regional industries.  For this reason, 
most demand for industrial space is derived from 
businesses supporting the marine tourism, sugar 
milling, residential construction, transport and 
mining services industries. Areas closer to the CBD 
show the stronger demand.

Though we now perceive the industrial market to 
be entering a recovery phase, industrial property 
development remains slow.

Improved industrial property sales remain at 
levels well below that of 2007. Despite an apparent 
increase in the median price of industrial properties 
transacted over the past several years, our 

mining based economy and market sentiment 
has improved to the extent that tenants are now 
willing to commit to long term leases at historically 
low rental levels which are beginning to recover 
from a cyclical trough. We expect that long-term 
leases and lower investment yields will continue 
throughout 2019 as investors rediscover Paget, the 
premier industrial precinct in regional Queensland.

Smaller vacant industrial warehouses and 
workshops below $2 million continue to attract 
attention from potential owner-occupiers. The 
industrial unit market which had suffered the most 
through the coal mining downturn also appears 
to be attracting renewed interest with a couple of 
larger vacant units presently under contract at 
prices between $550,000 and $700,000. Prices 
in these two sectors are well below the 2012 
market peak. We expect increased sale volumes in 
these sectors through the year with modest price 
improvement.

Gladstone
With no major infrastructure announcements for 
the Gladstone region, there are no substantial 
drivers to the industrial sector for the next 
12 months. However, improving conditions in 
Rockhampton and Emerald and job opportunities 
created by the resources sector and major 
infrastructure projects are likely to have some 
positive flow on effects to the Gladstone market. 
There are some positive indicators that the 
industrial market has now reached the bottom in 
Gladstone.  This is mostly through the increased 
sales activity throughout 2018 for industrial 
properties by investors and owner-occupiers. We 
are now starting to see development of the vacant 
land sites within the Chapple Street business 
precinct which is a positive sign that locals are 
confident that conditions have now stabilised. 

Improved industrial property 
sales remain at levels well 
below 2007. 
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district) has been slowly absorbed and now has 
only one lot not sold, contracted or on hold. This 
is the last industrial estate in the near city, with 
the next closest estate with available land being 
located at Edmonton, a further six kilometres 
south of the Woree estate. With the lack of any new 
product developed over the past ten years and 
the progressive run-down of supply, our overall 
assessment is that further industrial land will be 
required in the near future.
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Adelaide
The industrial property market in Adelaide is 
expected to maintain steady growth throughout 
2019. The tailwinds of the abolishment of stamp 
duty on non-residential property transactions 
should preserve the momentum of the market 
in the first half of 2019. The industrial market 
itself will continue to be buoyed by these tax 
changes, as well as the news in December that 
South Australia beat out strong competition from 
other states, in particular Western Australia, New 
South Wales and the Australian Capital Territory, 
to become the home of Australia’s new space 
agency. This brings potential for national and 
international investment into South Australian 
industry, providing a boost to this sector of the 
property market.

The industrial sector enjoyed a solid second half 
of 2018, with agents citing that sales volumes 
increased drastically after 1 July, coinciding with 
the abolishment of stamp duty. This was further 
supported by agents’ reports that 70 per cent of 
industrial transactions of $5 million and above 
were executed after 1 July 2018 (JLL). In addition, 
capital growth expectations for commercial 
property began to trend upwards in the second 
half of 2018, as opposed to the residential sector 
continuing a downward trend that began in the 
final quarter of 2017 and first quarter of 2018. The 
recovery and imminent growth of the commercial 
sector, industrial property in particular, is expected 
to continue throughout 2019 (NAB/RICS – 
commercial real estate).

Sentiment and focus of property investors has 
recently shifted from the retail to the industrial 
sector. This was highlighted by Goodman Group, 
one of Australia’s largest commercial property 
companies, surpassing Scentre Group in January 
to become the most valuable Real Estate 
Investment Trust (REIT) listed on the Australian 
stock exchange. Goodman Group (GMG) now has a 
market cap of $21.2 billion (AFR). Goodman Group’s 
major Adelaide industrial properties include a 

48,000 square metre distribution sight at Cavan 
and a 171,980 square metre sight at Edinburgh. 
Overall, investors will look to take advantage of 
the expected rental growth in 2019 on the back of 
infrastructure investment, population and economy 
growth and the decreasing short-term land supply 
due to urban rezoning. 

Industrial sector rents and yields saw further 
compression at the beginning of 2019 and this is 
expected to continue throughout the year. Given 
the current low interest rate environment, investors 
are looking to commercial property and are happy 
accepting the lower yields on offer. Reserve 
Bank interest rates have shifted the expectations 
of investors, with the majority now accepting 
the yields available for primary and secondary 
industrial property. National average yields for 
prime industrial space were recorded at 6.5 per 
cent, while the average yields for secondary space 
registered 7.5 per cent. Focusing on the Adelaide 
market, yields are also expected to consolidate in 
the industrial sector at slightly higher rates than 
the national average; prime yield rates are expected 
to measure eight per cent, whilst secondary yields 
hover around nine per cent.

South Australia

70 per cent of industrial transactions of $5 million and above  
were executed after the first of July 2018.
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Perth
The Perth industrial property market remained 
subdued during 2018. These market conditions 
coincided with the downturn in the resources sector 
which had previously driven strong rental and 
capital value growth.

However recent announcements of new mining 
projects in the state’s north-west coupled with 
expansion of existing 
projects in the region is 
likely to cause flow on 
demand for industrial 
premises, especially 
those suitable for 
heavy engineering, 
manufacturing and 
transport or logistics. 
Discussions with 
agents active in the 
leasing of industrial 
accommodation indicate 
there remains moderate 
enquiry for vacant space 
generally although sheds that readily support such 
uses are experiencing higher levels of interest. 

Accordingly, there is a growing consensus that the 
industrial property market in Western Australia 
has reached the bottom of the cycle with early 
indications that 2019 may witness the start of a 
recovery in this sector. 

Face net rental rates for prime industrial premises 
tend to range between $80 and $105 per square 
metre per annum, while rates for secondary quality 

space are commanding between $50 and $70 per 
square metre per annum. While there has been a 
tendency in the market to limit incentives (usually 
between zero and 15 per cent), this has placed 
considerable downward pressure on face rental 
rates. The uptick in enquiry levels for particular 
industrial facilities however may see rental rates 
stabilise in the short term. 

There was a low volume of transactions last 
calendar year. Whilst we surmise this to be a 
function of market uncertainty, there have been 
very few opportunities to acquire good quality, 
securely leased assets with major industrial 
property holdings having been tightly held. In this 
respect, there has been just one settled transaction 
of an industrial property in Western Australia over 
$10 million so far in 2019. The property known as 
16-18 Baile Road, Canning Vale transacted off-
market in February for $18.1 million and discloses 
a passing yield of 7.05 per cent. The premises is 
leased to DHL Supply Chain (Australia) Pty Ltd. 

Somewhat counter-intuitively, the lack of 
opportunities has led to yield compression for those 
few industrial properties offered to the market 
despite the general malaise that has engulfed 
the broader Western Australian economy. Yields 
for prime industrial assets tend to fall between 
6.25 and 7.25 per cent with yields for secondary 
industrial properties however much softer. 

Demand for vacant industrial land has also been 
stagnant in recent times. Active estate agents cite 
the very limited number of prospective buyers as 
opposed to pricing, particularly for sites greater 
than two hectares.

In the current tight lending environment, it may 
prove a more viable option for the astute investor 
to acquire an established industrial facility 
(with sound fundamentals) and embark on a 
refurbishment program rather than acquire land 
and develop new premises. 

Nevertheless, a new industrial land estate known 
as Roe Highway Logistics Park in Kenwick was 
launched in February and we eagerly await the 
outcome of the initial marketing campaign to gauge 
the market’s appetite for industrial land. 

Western Australia

6.25% - 7.25% 

Yield range for  
prime industrial 
assets in Perth.

There is a growing consensus that the industrial property  
market in Western Australia has reached the bottom of the cycle.

Artist impressions of the Forrestfield Station 
Source: forrestfieldairportlink.wa.gov.au 
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Two notable infrastructure projects currently 
underway in Perth include the Forrestfield Airport 
Link and NorthLink WA. The Forrestfield Airport 
Link is the construction of a new passenger rail line 
linking Perth City to Perth Airport and continuing 
further east to the suburb of Forrestfield. Once 
completed this project is likely to enhance the 
profile of the Forrestfield industrial precinct and 
drive new development, particularly around the 
train station. Construction is well advanced and 
scheduled to be operational in 2020. 

NorthLink WA is a $1.02 billion transport project 
in Perth’s east and north-eastern corridor to be 
constructed in three stages. Once all sections 
are completed (estimated for the middle of 2019), 
NorthLink WA will provide a non-stop transport 
route from Morley to Muchea and is likely to directly 
benefit industrial estates in that corridor. 

We envisage that the above and other major 
infrastructure projects in Perth together with 
renewed activity in the state’s resource rich 
north-west may mark the start of a recovery in the 
industrial property sector in 2019. 
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Darwin
The industrial property market sector in Darwin 
is very weak at present, consistent with general 
economic conditions in the Territory.

The highlight of the year to date has been the 
official opening of Truck Central. This is a new 
22-lot industrial subdivision at the intersection 
of Tiger Brennan Drive and Wishart Road. It has 
been designed to cater for the logistics industry, 
featuring a heavy vehicle inspection station 
which can inspect road trains up to 53.5 metres 
in length without the need for decoupling trailers. 
There is also a three-hectare road train assembly 
and marshalling area as well as a truck stop for 
refuelling and driver rest facilities. It is expected 
that the subdivision will be filled with businesses 
associated with the transport industry such as 
repairers and parts suppliers.

However, the outlook is not as rosy in other 
industrial areas. Older stock, especially in the 
traditional areas of Winnellie, are increasingly 
difficult to let and we have seen a significant 
increase in vacancies in this market segment. 
Newer subdivisions such as Berrimah Business 
Park have fared better by providing a modern 
product which is attractive to tenants and owner-
occupiers.

There’s very little on the horizon which would 
indicate that the industrial property market is going 
to improve from its current state. In weak economic 
periods, the Northern Territory government is often 
looked to for stimulation but the current state of its 
fiscal affairs leaves very little room to manoeuvre.

This does provide some opportunities for owner-
occupiers to purchase accommodation at a much-
reduced price from say three years ago. However, 
many businesses in Darwin are doing it tough at 
present and large items of capital expenditure 
are just not on their agendas. Similarly, investors 
should exercise a high degree of caution unless a 
property is very securely leased for the long term, 
because they would not wish to be stuck with a 
vacant property in a period of very weak leasing 
enquiry.

Northern Territory

The new Truck Central has been designed to cater for the logistics industry, 
featuring a heavy vehicle inspection station that can inspect road trains up 
to 53.5 metres in length without the need for decoupling trailers.
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Canberra
The Canberra industrial market began to move in 
the last year from a consolidation phase towards 
stabilisation and level growth.

The upcoming federal election will play a major role 
in stabilising the market and consumer sentiment.

The ACT Government’s four-year indicative 
industrial land release program is based on the 
current level of demand for industrial land. The 
program is intended to achieve a number of 
objectives, but in essence it is to increase the ACT 
Government’s responsiveness to market changes 
by developing an inventory of land stock, where 
serviced industrial sites are available for immediate 
release. Land will be available across new estates in 
Symonston (2020-21), Fyshwick and Majura Valley 
(Pialigo, 2021-22) as well as Hume. The program 
aims to release 110,000 square metres over the 
next four years.

This land availability has allowed supply to flexibly 
adjust to levels of demand in the marketplace. As 
a result, capital growth on the land has somewhat 
levelled out, especially in non-central localities. 
Industrial sales have been steadily improving and 
are continuing to outweigh the market compared 
to rents. Tenant incentives consist of rent free 
terms and contributions to fit out in order to 
facilitate moves to newer premises with longer 
term leases in place. Commercial rates are also 

expected to continue an upward trend from historic 
levels, placing increased pressure on investors and 
tenants within the ACT.

A Legislative Assembly committee is currently 
conducting a formal inquiry into the commercial 
rating system.  

Tenant demand continues to be relatively low 
with tenants opting to purchase sites rather than 
rent due to continued low interest rates and solid 
economic growth, coupled with the ability of 
owner-occupiers to fit out and develop their own 
facilities. This in turn is limiting rental growth in the 
marketplace. It is predicted that interest rates will 
remain stable in 2019. The impact on the market in 
the long term indicates some rental growth may be 
observed when tenant demand levels increase and 
sales activity begins to soften. 

Australian Capital Territory 

The upcoming federal election will play a major role in stabilising 
the market and consumer sentiment.
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Overview
There are some fundamental rules for great buying 
opportunities in real estate and the right location 
tops the list. Unfortunately, everyone wants a piece 
of the action in these desirable suburbs.

But what if there was a way to secure a holding in a 
blue-chip address without the exorbitant price tag?

This month, our offices uncover the secrets to 
getting the location you want at a price you can 
afford.

Sydney
Location is the key factor in determining value 
in Sydney and we’ve considered four popular 
suburbs in different parts of the city. These suburbs 
aren’t necessarily the most expensive suburbs in 
their parts of the city but are well regarded and 
provide some decent beer budget or entry level 
opportunities.

Inner City
Paddington is well regarded as a result of it being 
a well-preserved conservation area for Victorian 
architecture which is in demand and a lack of 
supply. Furthermore, close proximity to quality 
schools, the CBD and Bondi Junction only broadens 
the appeal of this suburb.

The median house price in Paddington for 2018 was 
$2.35 million, with the median unit price coming 
in at $920,000 (realestate.com.au). A recent sale 
at just under the median price was 32 Napier 
Street which sold in January for $2.13 million. The 
property is a renovated Victorian terrace with three 

bedrooms, two bathrooms and rear single carport 
on a 158 square metre lot.  At the unit median price, 
1/56 Ormond Street, an updated, 68 square metre, 
two-bedroom, one-bathroom Art Deco unit with no 
parking, sold in January for $915,000.

 

32 Napier Street, Paddington Source: CoreLogic 

Looking at cheaper or entry level options, units 
provide the best option. An original 1970s, 43 
square metre, one-bedroom, one-bathroom unit 
at 206/176 Glenmore Road sold in January for 
$617,500. The unit did have a car space although 
you are compromising on size, condition and the 
period appeal that other properties in the area 
provide.

 

206/176 Glenmore Road, Paddington Source: CoreLogic 

Another example is that of 29/8 Bennetts Grove 
Avenue which sold for $880,000 in February. It 
is a split-level two-bedroom, one-bathroom unit 
with a nice outlook and parking. Surprisingly, it’s in 
liveable condition, although ideally you would want 
to update. With this unit you are again forgoing the 
period appeal and size for a two-bedroom unit, with 
the living area around 60 square metres.

Are the compromises worth it? Absolutely, if you 
want to be in the heart of the action. You’re buying 
into a premium and highly liveable suburb for well 
under a million dollars, with the added bonus of 
a parking space. Even a basic renovation would 
greatly increase the appeal of these units.

New South Wales

These suburbs aren’t necessarily the most expensive suburbs, but 
are well regarded and provide some decent beer budget or entry 
level opportunities.



R
E

S
ID

EN
TI

A
L

Month in Review
April 2019

27

Western Sydney
In north-western Sydney, Castle Hill is seen as 
a desirable location and a suburb many locals 
aspire to live in. This suburb provides a variety of 
real estate, but houses begin from $1.2 million for 
entry-level dwellings to executive style mansions 
at between $3 million and $4 million. The main 
draw cards are high quality schools, larger blocks, 
quiet leafy streets and close proximity to a major 
shopping centre, bulky goods precinct and the 
Norwest business park. In addition there are two 
new train stations being built within the suburb.

The median value in Castle Hill for houses in 2018 
was $1.4 million (realestate.com.au). For that sort 
of money, you can get an updated four-bedroom 
home on a decent parcel of land with potentially 
a pool. The house pictured recently sold for 
$1.35 million and provides four bedrooms, three 
bathrooms, double garage and a pool on a 923 
square metre block. 

 

A median-priced Castle Hill home Source: Corelogic 

An example of a high-end property is this six-
bedroom, six-bathroom executive dwelling with an 
eight-car garage. This home features high quality 
inclusions with an in ground pool all improved on 
2,000 square metres of landscaped land. This 
property sold for $3.8 million in June 2018.

with thoroughfare roads and dated dwellings 
being the compromises that will have to be made.  
A very recent sale occurred in Northbridge in 
January of this year which presents a very good 
example of such a property.  27 Strathallen Avenue, 
Northbridge sold on 23 January 2019 for $1.7 
million after being on the market for a reported 
140 days (RP Data). Strathallen Avenue is a main 
thoroughfare and the sale comprised a dated circa 
1920 dwelling in need of a full renovation. It is 
also noted that the allotment of this property is of 
slightly irregular shape and is terraced at the rear, 
reducing the overall usability of the land. 

27 Strathallen Avenue, Northbridge Source: CoreLogic 

Entry level properties within such a well-regarded 
suburb, such as 27 Strathallen Avenue at almost 
half of the median price in Northbridge, surely must 
have long-term prospects.  The main thoroughfare 
cannot be removed, but the allotment could be 
better utilised with development of the dwelling to 
incorporate the above-mentioned irregularities. 
There is also rear street access to the property, 
reducing the access issues of being positioned on 
a main road and also providing the potential to add 
a studio at the rear (subject to council approval). If 
these positive attributes can be capitalised upon, 
then it is worth making the sacrifices to be within 
this champagne suburb on a beer budget.

When it comes to units, the quality of the complex 
makes a big difference. Unit blocks of owner-
occupiers are typically more well maintained and 
have facilities such as pools, gyms, visitor parking 
and concierge. Often period blocks with a high 
number of owner-occupiers are well preserved, 
further enhancing their value.

The dwelling market within the inner city is largely 
dominated by owner-occupiers, however some 
investor activity does occur. Those properties 
targeted by investors tend to be on smaller 
parcels of land and often forgo parking. If they 
are terrace properties they commonly have a 
narrower frontage.

As one would expect, investors target lower 
maintenance, higher yielding properties, often 
leaving out extras such as common amenities, 
larger yard, parking or updates to improve their 
overall return on investment.

Northern Sydney
Northbridge is an established suburb located 
approximately 6.5 kilometres north of the Sydney 
CBD, on Sydney’s Lower North Shore. It is a highly 
regarded suburb with a mix of housing styles, 
with the most prestigious properties positioned 
on waterfront land and orientated to incorporate 
expansive Middle Harbour views.  

On the affordability scale, Northbridge does not 
often get a mention, having a median house price in 
2018 of $3.18 million (realestate.com.au). It must be 
noted however that this median price is down from 
$3.49 million in 2017, although still not quite in the 
affordable category for the majority. 

Obviously some serious sacrifices are going to 
have to be made if you want to live in Northbridge 
on a beer budget.  Waterfront positioning and 
expansive water views are out of the question, 
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million. The property comprised an updated, 1960s, 
single storey brick home with three bedrooms, two 
bathrooms, garage, carport and in ground pool on 
697 square metres of land.

26 Douglas Haig Street, Oatley Source: CoreLogic 

Oatley is a suburb of extremes when it comes 
to property prices, with large waterfront homes 
achieving $3 million-plus and in some cases $4 
million-plus, while at the other end of the scale, 
there are a number of unit complexes which 
provide opportunities for first home buyers and 
investors. Entry level for an original 1960s two-
bedroom, one-bathroom unit with one-car garage 
is between $650,000 and $700,000, with most of 
these complexes located within close proximity to 
the railway station and shops.

At the entry level for houses, 9 Boundary Street 
sold in November for $900,000. The sale 
provided a small 1960s, single level, weatherboard 
home with three bedrooms and two bathrooms in 
updated condition with carport and above ground 
pool. 

The compromise here however was a smaller than 
average block of land at 487 square metres and 
being located on a busy local thoroughfare and 
further from the railway station and shopping 
precinct. This type of property can provide a good 
opportunity in a declining market as prices for 

costly. Is it worth it? It all depends on what you 
want. Some people want a detached house they can 
add value to and escape strata living. Others may 
wish to spend similar money on a more modern 
townhouse offering the same or maybe more 
accommodation with superior features throughout.

Long term, land in Sydney will become more 
valuable and having 700 square metres in Castle 
Hill should prove to be a smart decision. In the past 
five years, dwellings in Castle Hill have risen 52 per 
cent. This came off the back of a huge price boom 
in Sydney.  Whilst the median has dropped in the 
past 12 months, Castle Hill in the long term is seen 
as a wise move given the solid fundamentals and 
major draw cards that underpin the area.

Southern Sydney
Oatley is a quiet, well-regarded suburb in the St 
George area, positioned on the northern foreshores 
of the Georges River, just to the south-west of 
Hurstville, and approximately 18 kilometres south 
of the CBD. It benefits from a train station on the 
Illawarra line, a popular shopping strip and bus 
services, along with close proximity to the major 
shopping precinct at Hurstville. All these attributes 
make Oatley a suburb 
great for families and 
popular for both owner-
occupiers and investors. 

The median house price 
for Oatley in 2018 was 
$1.7 million, while the 
median unit price was 
$835,000 (realestate.
com.au). A sale just 
above that median price 
was of 26 Douglas Haig 
Street, which sold in 
November for $1.821 

 

A executive-level home in Castle Hill Source: Corelogic 

The absolute entry level for dwellings in Castle Hill 
is the sub-$1 million market. Any dwellings under 
this mark have a number of less desirable features, 
but for the savvy purchaser, present a foothold in 
the market.

The dwelling below sold for $940,500 in January. 
It provides three bedrooms and one bathroom 
with a built-in garage. Overall the property is in 
below average condition and is positioned on a 696 
square metre corner block.

Castle Hill cheapie for $940,000 Source: Corelogic 

The compromise for buying this property is being 
located on the outskirts of Castle Hill and the 
dwelling is in need of attention which could be 

52%
Dwelling value  

rise in Castle Hill 
over the past  

five years. 
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An example of this style of property is 15 Main 
Street, Clunes, which sold in late 2018 for $570,000 
- a centrally located older style cottage with period 
features and dated kitchen and bathroom on a 900 
square metre lot.

Rural residential
There are some truly champagne locations in 
the Lismore market for this type of property. 
McLeans Ridges, Richmond Hill, Boat Harbour and 
the surrounding areas provide some spectacular 
rural residential properties. These locations are 
champagne properties on a beer budget when 
compared to similar rural residential properties in 
the Byron shire.

Within the Lismore market they can represent the 
prestige end of the market.

How can you break into this end of the market 
in a relatively affordable way? There are three 
locations that offer the opportunity to secure 
relatively affordable rural residential property. 
Dunoon, Modanville and Bexhill have small lot rural 
residential subdivisions on the outskirts of these 
villages. The entry point for these locations for a 
property located on a parcel in excess of 2,000 
square metres is around $500,000.

11 Henderson Place in Modanville sold in late 2018 
for $558,000. A well-presented four-bedroom, 
two-level timber cottage on 5,000 square metres 
with town water and local bushland views is a good 
example of what can be expected in these locations.

Lismore is an affordable location and offers 
champagne properties at beer budgets compared 
to other neighbouring markets. Within the Lismore 
market itself there are some tightly held locations 
that appeal to a broader market and these are the 
areas we have discussed as we believe they represent 
the premium beer locations in the Lismore market.

of Lismore dominated by older style weatherboard 
cottages with period features. The area is known 
for its cottages with desirable features. It is in 
this location that metropolitan purchasers are 
often active. The generally elevated nature of the 
location ensures the property is above the flood 
level and often provides views across the city and 
towards the north. The location is dominated by 
owner-occupiers and is relatively tightly held. This 
means there are still opportunities to acquire a 
dated but sound cottage with features and lots 
of potential. You should expect to be required to 
update kitchens and bathrooms. Some portions of 
the suburb are listed as heritage so a purchaser 
should confirm the status before purchasing to 
get a clear understanding of what can be done to 
the property. There are a few unit developments 
located in Girards Hill and this is also an alternative.

An example of this style of property is 10 James 
Street, Girards Hill. This property sold last year 
for $450,000 and is a single level, three-bedroom 
weatherboard cottage with dated kitchen and 
bathroom and period features.

Clunes is a small village situated to the north of 
Lismore on the road to Bangalow and Byron Bay 
located only ten minutes further south of Bangalow. 
We consider Clunes provides a champagne location 
on a beer budget in relation to Bangalow which is in 
the Byron shire. The small village feel with its café, 
bookshop, general store and bottle shop provides 
Clunes with the basics and a lifestyle. Once again, 
the properties in this market are tightly held and 
prospective purchasers should pay attention to 
unrenovated properties in the village. Clunes has 
on site sewerage systems so properties with older 
sewerage disposal systems will sell for a discount, 
however this comes with the need to spend the 
money required to update the system to current 
standards.

properties with secondary attributes often see the 
largest declines. Whilst that makes these types 
of properties slightly riskier, they are still a good 
option if they are located in a popular suburb such 
as Oatley.

 

9 Boundary Street, Oatley Source: CoreLogic 

Lismore 
Lismore is known for its relative affordability not 
only on a broader scale but also in relation to its 
more notable neighbours including Ballina and 
Byron Bay.

So to say champagne locations on a beer budget 
is disingenuous, as lovely and desirable as many 
of these locations are, so today we are going to 
discuss premium beer locations on a VB budget.

Due to the make-up of the Lismore market, we 
have looked at ways purchasers could break into 
the more desirable locations and how they could 
possibly buy the dream of the tree change and 
acquire a relatively affordable rural residential 
property.

Residential
Within the residential market there two locations 
that stand out as being sought after: Girards Hill 
and Clunes.

Girards Hill is a centrally located, elevated pocket 
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Lennox Head. These coastal resort towns which 
are currently thriving from an influx of interstate 
buyers are having a regentrification to their CBDs. 
The main attractions to Byron Bay are the fact 
that properties are flat and level and are in close 
proximity to the township. As with Lennox Head, 
the main attraction in this suburb includes elevated 
views still within close proximity to the CBD.

TYPICAL HOME AND UNIT PRICE 
POINTS IN THESE SOUGHT-AFTER 
LOCATIONS ARE:  
Byron Bay:
◗ House – $1 million to $2 million

◗ Unit -  $800,000 to $1.1 million

Suffolk Park:
◗ House – $900,000 to $1.1 million

◗ Unit -  $800,000 to $1 million

Lennox Head
◗ House – $850,000 to $1 million

◗ Unit -  $700,000 to $900,000

However, if you wanted to buy a cheaper property 
in these locations, your options are as follows:

Byron Bay – It would be best to try and source 
a property out in the Sunrise development. 
These properties are considered to be slightly 
less desirable due to their close proximity to the 
industrial estate and further out of town, being 
approximately three kilometres away from the CBD.

Suffolk Park – There are thinning options for a 
cheaper property in this suburb. The only option 
would be to try and source a smaller block in the 
Baywood Chase estate on the western side of the 
Coast Road, where there are pockets of properties 
within the 400 to 500 square metre market.

the well prepared and those with a penchant for a 
hammer and nails could generate some tidy profit.

Ballina /Byron Bay
The most sought-after localities in the Ballina Shire 
are Lennox Head/Skennars Head, East Ballina and 
the rural localities from Tintenbar to Newrybar.

Locations from Lennox Head through to East 
Ballina are considered sought after for their 
proximity to beaches and services, whilst the rural 
localities of Tintenbar to Newrybar are considered 
the southern areas of the Byron Hinterland. The 
cheapest property within Lennox Head (excluding 
serviced apartments which are not suitable for 
permanent residential occupation) in 2018 was 
a modest but tidy two-bedroom, one-bathroom 
unit with a single garage in Aurora Place which 
transacted for $460,000. This property, whilst 
small and modest, is located within walking distance 
of shops and beaches.

On Lennox Hill the cheapest dwelling in 2018 
transacted for $670,000. This property was 
located on Survey Street and comprised a modest 
1980s two-bedroom dwelling, however does feature 
restricted ocean views.

Generally speaking, it is now difficult to purchase 
a freestanding dwelling within Lennox Head under 
$700,000 and East Ballina is considered slightly 
more affordable than Lennox Head. The cheapest 
unit within East Ballina in 2018 transacted for 
$290,000 and comprises an internally renovated 
two-bedroom villa. The cheapest dwelling in East 
Ballina transacted for $510,000. This property 
was located on Mcdougall Street and comprised a 
lowset circa 1980 three-bedroom, one-bathroom 
dwelling with single garage.

The Byron Shire’s three best locations would 
be the suburbs of Byron Bay, Suffolk Park and 

Casino / Kyogle
The rural townships of Casino and Kyogle possess 
similar characteristics in that properties within 
close proximity to the CBD are generally sought 
after and attract price levels at the upper end of 
the market range for the region. The same can be 
applied to the areas comprising new developments 
such as modern houses in an estate approximately 
three kilometres north-east of Kyogle town centre 
where price levels have broken through the 
$400,000 mark.

The satellite suburb of Gays Hill, approximately five 
kilometres south-west of Casino CBD, is considered 
the premier location for residential stock in Casino, 
thanks in part to the above average sized lots and 
high quality large homes. Recent sales in the past 
three years have seen the half-million-mark being 
breached.

Proximity to the CBD in both townships is also 
associated with other key features including 
proximity to schools, shopping, banks and parks. 

Opportunities for the price conscious individual are 
generally limited in proximity to the CBD. Any lower 
priced residential stock is generally in moderate 
or poor condition and would require significant 
maintenance and renovation. However, these are 
few and far between with competition also coming 
from the investor sector. 

The key positive for Casino and Kyogle is that as 
regional towns within the Northern Rivers region, 
they are two of the few townships which are 
still relatively affordable in comparison to other 
regional towns.

Now that the residential property market is 
experiencing a slight softening and coupled with 
tighter lending criteria, opportunities in the future 
could reveal some good buys in the town centre for 
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surfing beach. Real estate.com shows a median 
house price of $682,500 which will barely get you 
a 1960s fishing shack within the more sought after 
central Sawtell location. Entry level are the older 
style motel units which are circa 25 to 35 square 
metres with no covered car accommodation. These 
are limited and will set you back around $150,000 
to $200,000 depending on the location. This 
style of unit does represent good cheap buying 
and is perfect for the investor or single or couple 
looking for a holiday unit. For buyers looking for 
more than a shoe box to live in, we step up to the 
1970s to 1980s walk up complexes being generally 
two-bedroom, one-bathroom and covered car 
accommodation. You may get one for  $350,000 to 
$400,000, although the decent ones close to the 
village centre will start at around $400,000.

From here, prices go skyward depending on the 
unit. Modern high-quality units start around the 
$650,000 mark. Entry level for a home close 
to the village centre is $650,000 being a fibro 
shack, whilst any modern construction will be 
$850,000-plus and on the beach side, if you can 
find one, there will be no change from $1 million to 
$1.3 million for a renovator’s delight. Good quality 
beach properties are $1.7 million and up. Long-term 
prospects for Sawtell are good as this is a known 
blue chip location driven by limited supply and high 
demand.

Next off the rank is the harbour location known 
as The Jetty which is three kilometres east of 
the Coffs Harbour town centre. This location, like 
Sawtell, is well known by the latte set with plenty 
of restaurants and bars to choose from. It is well 
located to town, the harbour precinct and beaches 
with good ocean views available from many of the 
properties. Entry level here is around the $250,000 
mark for an older 1980s walk-up unit in the back 
streets with no views and requiring a lot of TLC. 

Lennox Head
 ◗ Aurora Place - 1970s built unit complexes provide 

an affordable location with a slightly dated style.

 ◗ Byron Street -  Located on the main thoroughfare 
heading out of town, affordability is achieved 
here at the expense of proximity to the CBD.

Buying a property in these coastal resort towns is 
a good idea if it is a long-term holding. If market 
conditions remain stable and these options are 
taken up for a long term capital holding, then they 
can be observed to be a good buy. Urbanisation will 
see the CBD areas sprawl out, so close proximity to 
the township is becoming very sought after.

There seems to be little to no differences in 
this local shire between investors and owner-
occupiers. Investors and owner-occupiers are 
both working in the same market presently, but 
if there is a fluctuation in the market, this could 
always change.

Coffs Harbour 
When talking best location within the Coffs 
Harbour region, I’m sure you would get very 
heated debate over which locations would make 
the top three. The diversity of property on offer 
from the beach to the bush is wide and all offer 
great lifestyle opportunities, depending on the 
lifestyle you are after.

In an attempt to identify three which we think are 
worthy of debate, we’ll need to look at values and 
more specifically top end value localities as price is 
the ultimate indicator of supply and demand.

We’ll kick off with one of the better known 
beachside destinations of Sawtell, approximately 
ten kilometres south of central Coffs Harbour. 
The main feature of the area is a very vibrant and 
trendy shopping strip and popular swimming and 

Lennox Head - It would be best to try and source 
a property out the back of the Pines estate. 
Properties here are typically a little older, located 
in an established area with elevated views 
approximately 3 kilometres away from the CBD.

Absolute entry level price points in these desirable 
coastal resort towns are as follows:

Byron Bay: one to two-bedroom units, located 
within close proximity to town with prices between 
$500,000 and $600,000;

Suffolk Park: two to three-bedroom units, located 
within close proximity to town with prices around 
$700,000;

Lennox Head: one to two-bedroom modest style 
units in 1970s style complexes with prices around 
$500,000.

COMPROMISES INVOLVED IN SEEKING 
A CHAMPAGNE LOCATION ON A BEER 
BUDGET:  
◗ Smaller allotment sizes

◗  Potentially exchanging yard space for balcony 
space

◗  Choosing walk-up style units instead of large 
family dwellings

◗  Having to settle for older, dated style 
properties instead of modern alternatives

Real examples of these options include:

Byron Bay: 
 ◗ 5 Old Bangalow Road – right on the brink of 

Byron Bay and offers walk up style, two-bedroom 
units.

 ◗ Shirley Street – If not zoned as a tourist facility, 
offers modest style, one to two-bedroom units in 
a busy location.
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number of older units circa 1950 to 1980 and a 
scattering of modern homes and townhouses. 
With old homes you have old streets which 
means gorgeous tree lined avenues full of 
character dwellings, a good proportion now highly 
renovated and extended. Sometimes it is difficult 
to get a full picture of what is happening in this 
highly sought after location due to the number of 
off market transactions occurring. Often a chat 
with a resident can unleash more market info than 
from the local agent. There is a limited supply of 
these properties and they do not come to market 
very often and do not last long when they do, 
being very popular with young professionals, 
families and downsizers or farmers retiring with 
cash to spend.

The entry-level in Central Albury has increased 
significantly in the past three to five years. 
Units remain well priced and entry level is 
approximately $200,000 for an unrenovated, 
1980s, two-bedroom, one-bathroom, one-car unit 
and approximately $500,00 to $550,000 for an 
unrenovated, possibly original condition, circa 
1920 to 1940 three-bedroom, one-bathroom brick 
cottage. These properties generally have one of 
two features -  super close to the CBD or super 
great street appeal.

The compromise for entry level in Central Albury is 
living in an old dwelling with basic fit out requiring 
complete renovation and no budget to do it. This 
is fine if you are patient and happy to wait for the 
next lift in prices where we have seen unrenovated 
homes increase from around $300,000 to 
$500,000, meaning there was nearly as much 
uplift from holding and not renovating as there was 
from the complete do over, or alternatively enjoying 
the increased equity over a relatively short time 
period enabling the call to the master builder for 
a quotation for an addition or renovation. More 

The town has a varied style product available, 
from the more modern fringe locations dominated 
by 1990 to 2010 built traditional brick homes to 
the more sought after inner town locations which 
feature the quintessential character homes of the 
early 1900s. There is very limited unit product 
available, typical of older established rural towns. 
What is available is modest and entry level value 
is $250,000 to $300,000. Entry level homes will 
be varied in style, either original cottage or semi-
modern, brick-and-tile which will set you back in the 
order of $400,000 to $450,000. A character home 
in a central town location will start around the 
$700,000 mark and top out around the $950,000 
to $1 million.

For the investor, this area is riskier. The economics 
of a small rural township don’t provide for the 
infrastructure or jobs to support high income 
levels and those reliant on commuting to work or 
conducting internet-based tasks aren’t well catered 
for either. The area has seen some strong capital 
growth over recent years, driven by the general 
market uplift and out of town tree changers. The 
fear is that now the capital city markets are on the 
decline, the buyer pool from these markets will 
decrease, creating softer market conditions.

Albury 
Location in Albury is predominantly focused on 
proximity to the CBD and shopping or view, aspect 
and street appeal. Like many expanding regional 
cities, Albury’s core features older homes and units 
and as you increase the radius from the centre, 
homes become younger and are brand spanking 
new by the time you reach the outer rings of the 
city, so location predetermines the age of the 
majority of stock available.

Central Albury offers the highest  proportion 
of period homes circa 1900 to 1940, a limited 

Generally, a decent two-bedroom, one-bathroom 
walk up unit will set you back in the $300,000 
to $350,000 range. Houses are more difficult to 
find with a very basic 1970s style house on a 600 
square metre, main road position setting you back 
$500,000. Anything off main road with a hint of a 
view or potential to further develop will jump up to 
$600,000. Good quality homes with ocean views 
are $950,000 up to $1.75 million. There are some 
properties listed higher than $1.75 million, however 
the market is very thin at this level and generally 
limited to the out of town buyers. Modern units with 
views will start at $600,000 up to the $1.2 million 
mark generally.

As advice for the investor in this area (with rent 
returns being very strong), I would suggest seeking 
out the older style two-bedroom units in the sub-
$300,000 range in a small complex with large land 
size which may reap some potential re-development 
in the long term. Long-term prospects for The Jetty 
will always be strong with several new medium-rise 
developments earmarked for the future plus the 
revamping of the Jetty foreshore which is a major 
attraction to the area.

Lastly in my top three, we will move away from 
the beach and go 35 kilometres west to the very 
popular rural township of Bellingen. Bellingen is 
a semi-rural township located within the scenic 
Bellinger Valley and on the banks of the Bellinger 
River.  According to the 2016 census, the township 
of Bellingen has approximately 3,074 residents.  
The local economy remains rural oriented with 
timber and horticulture associated activities 
forming the major industries. The town has 
become increasingly popular over recent years 
with alternative life-stylists or tree changers with 
a high proportion of the market activity being 
from the out of town purchasers coming from the 
metropolitan areas.
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circa 1960 three-bedroom, one-bathroom, one-car 
in a good street is an example. It wasn’t large and 
sold in 2014 for $292,000 with only a refresh and 
alfresco added since. So if you have $400,000, 
apart from size of house, there is not much 
compromise. Location trumps a second bathroom 
or adequate car accommodation in this area.

So if you do not have $400,000 to $550,000 to 
enter central or old East Albury, the compass and 
market has sharply moved to North and South 
Albury. North Albury, now marketed very often as 
central Albury fringe, has been flagged as the best 
buying in Albury for a few years now and apart 
from a small exclusive pocket, entry level on a beer 
budget anywhere from $180,000 to $250,000 
for stock circa 1950s to 1960s is still happening. 
This is a flipping paradise in the making. The major 

compromise may be some non-sought-after local 
street appeal and deciding whether to renovate or 
knock it down.

The final great location, once only for the industrial 
minded and not for the faint hearted, is South 
Albury. It is super close to town and even with a 
substantial and mixed industrial hub and feel, all 
eyes for a nearly there terrific location are hip to 
this area. The savvy entry level central hunters 
and investors have been buying in this location for 
a while now and the line between the good or bad 
parts of South Albury are fading as the industrial 
stigma turns to trendy rustic chic, but an esky full 
of beer still goes a fair way here. A recent sale at 
$155,000 for a fibro shack on a 671 square metre 
block surrounded by industrial uses on three sides 

and homes that were usually built to capitalise 
on the views they have and provide under house 
storage too. This area is popular with people still 
determined to shun suburbia but locked out of the 
flat. Beer is on the way out here too. Remodelling 
homes on hills is pricey but we are seeing the 
rewards for those with the deep pockets to do so, 
with a recent sale of $1.08 million for a for a circa 
1965, highly renovated, five-bedroom, three-
bathroom, four-car with pool and terrific views 
setting a new bar for this area. Entry here is craft 
beer only.

This central Albury phenomena is being mirrored 
in old East Albury, not surprisingly east of the 
CBD on the other side of the railway line and 
Hume Freeway, but still walking distance to town 
if you live on the flat or easy sloping areas of East 

Albury. The older character dwellings are on the 
flat and gradually get younger and more mixed 
as you progress up the hill. This is the logical 
area if locked out of central Albury and entry 
for an unrenovated dwelling sub-$300,000 was 
common. The majority of original dwellings are 
only three-bedroom, one-bathroom, so addition 
and renovation is required to really capitalise on 
the location. People love old East Albury and whilst 
sales have been strong, there is still an occasional 
opportunity to purchase an original condition 
older dwelling to DIY but the real beauty of old 
East Albury is a lot of stock coming to market has 
already been renovated and possibly extended 
and you can get more for your money with nothing 
to do. A recent sale at $390,000 of a renovated, 

patience again, these builders mirror the central 
Albury scenario of limited supply and high demand 
and a wait list for the really good ones. There is 
speculation at present on whether this market 
segment will sustain the profile of who is entering 
the market, however what is clear is if you need 
$500,000 to get in, a recent sale at $540,000 for 
a circa 1920, brick three-bedroom,one-bathroom, 
one-car in basic condition on 629 square metres 
and $400,000 to renovate and the recent ground 
breaking sale at $965,000 for a circa 1934, red 
brick, highly renovated and extended five-bedroom, 
two-bathroom, two-car with pool on 764 square 
metre level block with no views located on the 
fringe of the Central Albury hot spot will have 
to become the norm not the exception. If this 
happens, there will be no real discussion required 
on snagging a champagne location with a beer 
budget on what we call the flat of Central Albury.

Of course, this makes what is happening in areas 
either within close proximity to blue ribbon central 
Albury or areas with similar aged housing stock 
very interesting.  And before looking a little further 
afield, the areas next to central Albury are now 
being marketed as central as well, as the market 
considers how to get into the second or third best 
option. The housing stock changes, it is more 
mixed, with fewer circa 1900 to 1940 stock, but a 
great mix with circa 1945 to 1975 dwellings trading 
on slope for some very nice local and city skyline 
views. This area, dubbed Forrest Hill by locals, is 
north-west of central. Some of it is walkable to 
town, but the real appeal is the interesting housing 
stock (the largest supply of art decos in town - the 
most recent sale at $585,000 was a circa 1950, 
three-bedroom, one-bathroom, one-car in good 
but original condition, within walking distance 
from town on 1,098 square metres), larger homes 
that may only need renovating not full additions 

In five to ten minutes, you can be anywhere on the compass  
with your ice bucket or esky.
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sought after, is the most expensive to get into 
due to the age of the properties. $400,000 to 
$450,000 is the range that buyers would be 
looking at to get into this area with $395,000 
recently paid for 25 The Patio, a three-bedroom, 
two-bathroom brick dwelling and only eight years 
old. The downside to purchasing on a budget in 
this area is size, with block sizes often below 500 
square metres. The above mentioned sale is 492 
square metres which when compared to the other 
modern suburbs of Tamworth is quite small.

As stated, between these three suburbs, a buyer 
has a large range of choice depending on their 
motivation to renovate or just walk straight in. 
There is higher potential growth within East  
and North Tamworth, not only with natural  
capital growth but also with the correct 
renovations adding good value to a property.  
On the flipside of the coin, Hillvue offers a higher 
rate of rental return so the choice depends on an 
investor’s aim. 

Newcastle
There’s always one suburb that seems to be 
the desirable postcode and high on the wish list 
of many people buying property. There’s just 
something about that spot that makes people 
desperately want to buy. As we have seen in 
previous years, some people have gone in over 
their heads financially just to secure these 
properties, sometimes with negative results.

But what is it that drives people to seek out these 
locations? It could be the proximity to beaches, 
lakes, shopping precincts, particular schooling 
options for the  kids or just a case of simply keeping 
up with the Joneses. But when you find yourself 
totally priced out of the suburb, where do you 
head?  

East Tamworth is the most sought after due 
to its close CBD location, larger blocks and the 
established federation style of dwelling with 
established parks and landscaping throughout the 
suburb. To get into East Tamworth on a budget, a 
purchaser will need to be willing to put in a little 
bit of elbow grease to bring the property up to a 
good standard. For an older dwelling in need of 
renovation, a buyer would be looking at $300,000 
to $400,000.  For example, 52 Rawson Avenue 
recently sold for $327,500 as a dated three-
bedroom, one-bathroom weatherboard dwelling. 
It’s in central East and in need of renovation 
throughout. It is a good example of what can be 
picked up in a good location on a budget.

North Tamworth gives a buyer the flexibility of 
living close to the CBD in an older style dwelling 
in the closer, established parts of the suburb, or 
moving slightly further out into one of the new 
fringe subdivisions and purchasing or building 
a modern home. An older property will set you 
back $270,000 to $350,000. As with East, 
these properties will require renovation but once 
completed the buyer will be walking distance to the 
CBD and surrounded by established properties. 27 
Hyman Street recently sold for $280,000 as a two-
bedroom, one-bathroom weatherboard dwelling in 
dated condition.

On the modern side of things, $370,000 to 
$400,000 is where a buyer will be able to enter 
this market. 17 Sherborne Street recently sold for 
$382,500 as a 2018, three-bedroom, two-bathroom 
brick veneer dwelling.

The southern area of Hillvue, being nearby 
or adjoining the Longyard golf course, offers 
great views and modern builds. This area is very 
attractive for those wanting a modern home in 
a prestigious location. This area, while the least 

is the exception rather than the rule these days, 
and a sale at $537,500 of a circa 1930, renovated 
red brick, four-bedroom, two-bathroom, two-car 
with the rear neighbour being an industrial site 
shows the market will accept the compromise of 
sharing a suburb with residential and industrial co-
existing. Is it worth buying in South Albury from a 
pure location point of view? Yes, it is.

There is a reason location is the first factor 
valuers consider in comparable sales analysis - 
you cannot change it and you cannot make more 
of it. This is especially the case in regional cities 
where building up (high rise development) is 
nearly non-existent, making supply very limited 
and a good location appeals to many different 
buyer profiles. Investors and home-owners alike 
benefit from acquiring a property in a great 
location. In Albury capital gain probably trumps 
returns in prime locations, but this is a moveable 
feast with the factors for popularity diverse 
(including Sydney and Melbourne buyers with 
both champagne taste and budget) and potential 
being realised. It really is all about location, 
location, location and the desire for champagne 
on a beer budget enhances other areas as the 
market continues to seek out this scenario. The 
good news in Albury is our housing affordability 
translates to a great deal of choice and diversity 
of housing stock without the central location. In 
five to ten minutes, you can be anywhere on the 
compass with your ice bucket or esky.

Tamworth
Tamworth’s top locations (in order of preference) 
are East Tamworth, North Tamworth and the 
southern part of Hillvue. Each of these markets 
offers buyers different options whether it be larger 
blocks but dated homes or modern homes on a 
smaller block.
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When comparing 
Valentine and Coal 
Point, it could almost 
come down to which side 
of the lake you’d prefer 
to be on and how much 
you really want to spend 
for the postcode.

Let’s now say you want 
beachside living. There 
are so many suburbs 
to choose from when 
thinking of Newcastle. 
You may know of 
Merewether, Bar Beach 
and Newcastle East. We 
can comfortably say 
these are your more 
sparkling locations 
with highly desirable 
postcodes and certainly 
larger price tags that accompany these properties 
and rightly so. If you’re more interested in the beer 
budget style location, we present you with Stockton 
(2295). This long-overlooked suburb is making a 
roaring comeback. It feels like a country town that’s 
surrounded by water. Stockton has beach for days 
and is famous for its sand dunes. There’s general 
convenience shopping, a primary school and a 
convenient ferry which takes you directly across to 
the Newcastle CBD. Median prices are $720,000 
and the predominant age group is 50 to 59 years 
(RP Data, 2019). 

Stockton has come far from its original working-
class roots and previous levels of housing 
commission properties, but don’t hold that against 
it anymore. Where else in Newcastle can you buy 
a beachfront property for circa $2 million?  This 
property sale was in February 2019 and has five 

 Valentine Dwelling. Sold for $860,000 in Jan 2019 Source: RP Data, 2019 

Now jump over the lake to the western side of 
Lake Macquarie and you will find Coal Point 
(2283). Easily accessed by the M1, you’ll find 
yourself on the way to Sydney or the North Coast 
in no time. Here in Coal Point you will find a tight 
knit community with quiet streets and just as 
magnificent lake views. There’s a public school, 
plus you can find shopping and cafes in the nearby 
suburb of Toronto. There has previously been 
strong buyer demand for waterfront properties in 
Coal Point, despite its fairly limited availability. The 
median house price here is $736,000. According 
to RP Data the predominant age group is 60 to 69 
year-olds. 

A two-storey brick home on 959 square metres of 
land with four bedrooms, three bathrooms, a two-
car garage and sweeping views of the lake sold for 
$755,000 in August 2018. 

 

Coal Point property - sold for $755,000 in August 2018 Source: RP Data 2019 

In this month’s review, we’ve been asked to 
compare some suburbs within the Newcastle 
region based on champagne location on a beer 
budget. But what does that mean exactly? We 
know in the Newcastle region we have the Hunter 
Valley – where you can literally have a champagne 
location. Although due to copyright and branding 
regulations we must say “sparkling location” as 
we are technically not in the Champagne region 
in France. So basically, this month, we are looking 
for desirable suburb locations that don’t break 
the bank, which, given the sensitive lending 
regulations at present seems like a smart  
financial move.

Luckily for those living in the Newcastle area, we 
have beaches, lakes, wine regions, more beaches 
and even rural and tree change properties. No 
wonder Newcastle has had increases in Sydney-
siders moving north to take advantage of our 
glorious region. 

If you’re looking for lakeside living, Lake Macquarie 
has you covered. But the price tag and property 
types vary quite dramatically depending where you 
sit yourself on the lake. Look at Valentine (2280) 
on the gleaming eastern lake shores. It has enough 
retailers to get you the day to day, but further 
shopping options can be found in nearby Warners 
Bay or Belmont. Valentine is a hotspot for retirees 
and established family groups. The median price 
here is $755,000 (RP Data, 2019). 

A recent example of what you get in Valentine is a 
two-storey brick home with five bedrooms, three 
bathrooms and a two car garage which sold for 
$860,000 in January 2019. This property also 
boasts a rather large swimming pool at the rear of 
the property. 

$750 
THOUSAND 
Valentine median 

house price.
RP Data, 2019

$736 
THOUSAND 
Coal Point median 

house price.
RP Data, 2019
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penthouse apartment with four bedrooms in the 
thick of Terrigal Town Centre sold for a little over 
$2.7 million.

For those looking to secure property in Terrigal 
or Wamberal with limited funds available, we have 
noticed that an older style two-bedroom dwelling 
recently sold for $560,000. It is located away from 
the beach and tourist precinct and needs some 
updating, but for this outlay, we consider this very 
good buying but somewhat rare. Older units are 
more common in the area and we have seen a few 
selling for less than $600,000. A well-placed unit 
within the Terrigal Bowl recently sold for $565,000. 
It was a ground floor, unrenovated, two-bedder, but 
less than 150 metres to the beach.

The northern end of the region’s answer to 
Terrigal would have to be The Entrance and what a 
wonderful location this is. More shops and eateries 
than can be imagined and a very cool, family 
friendly beach and esplanade area. Prices here 
are much more reasonable. A tastefully renovated 
home with four bedrooms on the beach at the 
beautiful Toowoon Bay recently sold for $3.56 
million with a very well appointed and modern four-
bedroom apartment at The Entrance North selling 
for $2 million. 

At the other end of the real estate scale, we have 
noticed a two-bedroom unit with single garage 
and corridor water views in a 1980s style complex 
opposite the beach has sold for $500,000 with 
lower prices being seen as we move one street 
away from the beachfront area. An old but neat 
three-bedroom dwelling with a carport in the 
backstreets of The Entrance sold for $575,000.

If a more rural setting is preferable, then we would 
have to say that Matcham is regarded as the 
best location for small acreage. Values here are 
variable with the main point of difference between 

everyone in this single suburb alone, ranging from 
your good ol’ Tooheys New right up to recent craft 
beer options complete with fancy branding labels. 

This is just a small sample of suburbs and property 
styles within the Newcastle region. It really 
becomes a matter of taste, sparkling wine or beer 
budget, and what you’re willing to comprise on 
in order to live in a more expensive suburb. Each 
individual is different with pros and cons, just like 
suburbs. 

(**Drink and buy properties responsibly)

Central Coast
The Central Coast region of New South Wales lies 
approximately midway between the state’s capital 
of Sydney and the beautiful port city of Newcastle. 
Some say this is a perfect place to be - we can skip 
down the motorway to Sydney and escape the 
place just as easily or head north to Newcastle to 
experience everything that wonderful city has on 
offer.

In the end though, returning to the coast is what life 
is all about.

This month, we are nominating some champagne 
locations within the region and exploring what can 
be purchased on a beer budget.

Terrigal and Wamberal have long been regarded 
as the region’s places to be. These are adjoining 
beach locations with a cool shopping and tourist 
precinct, great food spots, parks and of course, 
a near perfect beach – rival locations are few. At 
the top of the real estate price guide, a beachfront 
property with a renovated five-bedroom dwelling 
recently sold for $3.95 million and a near new 

bedrooms, four bathrooms and space for four cars. 
The previous owners extensively renovated this 
property and also included some large reclaimed 
timber beams, apparently from an old bridge in 
Wagga Wagga (country New South Wales). 

Stockton Beachside sale circa $2mil - Feb 2019 Source: RP Data, 2019 

Want something a little cheaper than $2 million? 
There has been a recent sale of an art deco style 
property on 525 square metres of land with three 
bedrooms, one bathroom and one car space. It 
needs a little TLC but has some good bones. But 
where else can you buy a property only blocks 
away from the ocean for just $800,000?

  

Stockton sale of $800,000 Source: RP Data 

It has to be said, there are plenty of other options 
for cheaper properties in Stockton. Depending 
on your beer tastes, there’s almost something for 

This long-overlooked suburb is 
making a roaring comeback.



R
E

S
ID

EN
TI

A
L

37

Month in Review
April 2019

releases and tightly held vacant parcels in these 
areas.  The above having been said, Burradoo has, 
along with other rural lifestyle acreage across the 
Highlands such as Sutton Forest and Exeter, shown 
a historically higher degree of market volatility. 
This has been up to 40 per cent, particularly in 
the $3 million-plus price point where purchasers 
are increasingly discriminating in their decisions. 
Some elements of that volatility relate to ancillary 
improvements, expansive landscaped gardens, 
water features and equine facilities.

Burrawang (current median value of $1.375 
million) is a small country village some 20 
kilometres south-east of Bowral.  The precinct 
is comprised of a mix of rural lifestyle and rural 
properties in proximity to the historic village of 
Burrawang which features many cottages and 
churches in the area dating back to colonial times.  
Again, as in Burradoo, there’s been historically 
increased market volatility with some of the larger 
rural lifestyle and rural holdings. Some of that 
volatility can be attributed to the presence across 
Burrawang of high tension power lines transecting 
many properties.

Berrima (current median value is $1.525 million) 
is a small village within close proximity to the 
Bowral Commercial hub and is renowned for its 
historical significance and country lifestyle dating 
back to the early 1830s.
The entry point to both Berrima and Burrawang 
is $700,000 to $800,000 for a two-to-three 
bedroom, one-bathroom cottage within close 
proximity to the villages and attracts a similar 
demographic of buyer being the Sydneysider, 
weekender and retiree. These buyers should expect 
to compromise on the condition and fitout in order 
to reside in these premium grade historic villages 
at this price point. The medium and longer-term 

expect to compromise on the age and condition of 
the property within secondary locations in order 
to enter the bottom end of the Bowral market. 
With more recent signs of the market recently 
cooling off, the entry point into the Bowral market 
is around $490,000, demonstrated by the sale at 
this price in September 2018 of a 1970s renovated, 
three-bedroom, one-bathroom dwelling on Sheaffe 
Street, only a short drive to Bowral’s CBD, albeit 
located in an established public housing area which 
limited broader market appeal. Whilst we wouldn’t 
classify this as a champagne location, in our opinion 
the medium and long-term prospects of this area of 
Bowral will continue to transform as we see young 
families and investors buy into these precincts and 
benefit from general cosmetic renovation works, 
enhancing the overall appeal of the area. 

Burradoo (current median value of $1.5 million) 
is considered one of the higher-end suburbs in the 
Southern Highlands, comprising a mix of older 
style substantial scale residences and curtilage, 
dating back to the late 1800s and turn of the 20th 
century, to a large proportion of 1980s brick veneer 
and concrete tile dwellings on 4,000 square metre 
lots and more recently, executive-style residences 
and project homes. Burradoo is appealing due to 
its close proximity to the Bowral town centre and 
secondary schools.
The entry price point to Burradoo is around 
$920,000 for an original 1950s three-bedroom, 
one-bathroom dwelling on Toongoon Road.  Buyers 
with a beer budget trying to enter the blue-ribbon 
locations of Burradoo should expect to compromise 
on the age and condition of the property in order to 
reap the benefits of the leafy tree lined streets on 
the great Australian dream half acre lot. Historically, 
a premium price is being paid by investors for sites 
with circa 1960s, 1970s and 1980s dated houses in 
these prestigious suburbs due to the limited land 

values being the level of dwelling and ground 
improvements. At the top end of the market, 
a dwelling with a high standard of finishes, six 
bedrooms, six-car garage, tennis court, resort style 
pool and manicured grounds has been sold for $4.5 
million. More affordable properties within Matcham 
can be secured for around the $1.5 million mark and 
at this level, buyers can expect a renovated and a 
well-appointed three-bedroom dwelling with small 
pool, garage and the added bonus of a neat and 
tidy second dwelling for extra income.

Back in the real world, another favourite location 
would be Woongarrah. This location is just off the 
M1 motorway and home to many young families and 
commuters to Sydney. It is a relatively new suburb 
with an abundance of mostly project style dwellings. 
The benefit of this location is the closeness of good 
shopping, schools, hospital and Motorway access. 
At the higher end of the real estate values, we have 
seen large four and five-bedroom dwellings with 
garaging, undercover entertaining areas and most 
likely a pool being sold in the high $800,000s. More 
affordable dwellings can easily be found. We have 
recently come across a circa 1995 single level, three-
bedroom, one-car garage brick and tile dwelling that 
sold for $445,000. 

Southern Highlands
Bowral (current median value of $915,000) is 
the commercial centre of the Southern Highlands 
and is increasingly popular with Sydney families 
and retirees who continue to discover the region 
as an alternative to an increasingly congested 
urban existence. The benefits aside from the more 
relaxed lifestyle include proximity to retail, medical, 
school and transport infrastructure as well as a 
reasonable commute time to Canberra, with many 
locals opting to fly domestically out of Canberra 
airport. In the township of Bowral, purchasers can 
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is more your idea of affordability then there are 
plenty of villas and townhouses still within 500 
metres of the beach that sell for around this mark 
in Thirroul and Austinmer. The market has even 
weakened enough for a sale of a house in Hyams 
Beach to drop under $1 million in October, but don’t 
think you’ll be able to see the water from your 
living area.

The best residential locations in the Illawarra still 
appear to be in sync with the rest of the market. 
Recent weakening conditions have also hit these 
locations and affordability is starting to return. 
The prospects moving forward are estimated to be 
similar on a broader scale, expectations that the 
market will bottom out and stabilise for a decent 
period prior to starting the growth phase of the 
cycle again in the future.

Cliff Road and North Wollongong are where the 
high-end medium-density developments are 
located in the Illawarra region. A $3.35 million sale 
of a unit on Blackett Street, North Wollongong in 
July 2018 is an example and a 2018 off market sale 
at $4 million of an oversized podium level unit in 
Rockpool on Cliff Road are examples.

We have been unable to identify any open market 
sales of single coastal residential dwellings that 
break the $4 million barrier across the Illawarra, 
although we note an ocean front property 
comprising two dwellings did sell in Hyams Beach 
for $4.8 million in May 2018. Hyams Beach is the 
most popular of the Jervis Bay towns for holiday 
homes, with other spots such as Currarong, 
Huskisson and Vincentia also being favourites.

The $4 million ceiling can be well and truly smashed 
when it comes to rural lifestyle properties. Areas 
around Berry are well known getaway spots for 
purchasers with high levels of discretionary income, 
with many Sydney rich-listers having weekenders 
in the region.  A recent example is a rural lifestyle 
property comprising 100 hectares, expansive 
hinterland views and contemporary architect 
designed residence in Wire Lane in Berry which sold 
in December 2018 for $5.4 million.

But what if you are lacking the oversized bank 
account? Is it possible to buy into these champagne 
locations on a beer budget?

Well, the easiest thing to give up is a view. If you 
want to be a part of the action but don’t need 
to look at it, this can save a significant amount 
of money. Houses in Stanwell Park can still be 
purchased for less than $1 million, or if $750,000 

prospects of these locations is considered to be 
more volatile compared to the overall Wingearribee 
Shire markets as a large proportion of the market 
in these locations relies on discretionary income 
levels being maintained. 

Illawarra
The Illawarra region runs along the south-east 
coast of New South Wales and it is no surprise that 
the Pacific Ocean is the consistent feature when we 
identify the most desirable locations. As the saying 
goes, they’re not making any more coastline.

The northern coastal suburbs are the most 
popular with cashed up buyers. Ocean front 
properties and those with significant views can be 
tightly held but can command prices upwards of 
$3 million when and if they hit the market. Lower 
Coast Road in Stanwell Park is an example, with 
two sales over $3 million since 2013. Paterson 
Road in Coalcliff is another location having 
achieved two $3 million-plus sales over the past 
two-and-a-half years. Sandon Point in Bulli is 
a high profile modern subdivision and home to 
many contemporary substantial dwellings. Three 
properties have sold for over $3 million in past 
years, the most recent being 6 Garaban Court for 
$3.2 million in January 2019.

 

6 Garaban Ct, Bulli Source: realestate.com.au 

Is it possible to buy into these champagne locations on a beer 
budget? Well, the easiest thing to give up is a view.
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Melbourne
Potential property buyers in Melbourne have 
always had “location, location, location” in the 
back of their minds when considering the purchase 
of property. The question remains, how much is 
location really worth and what does you need to 
sacrifice to ensure you get a property that meets 
your desired location?

East
Arguably three of the best suburbs in Melbourne’s 
East are Hawthorn, Kew and Camberwell. 
Hawthorn and Kew are both situated approximately 
six kilometres east of Melbourne’s CBD and 
Camberwell approximately ten kilometres. These 
historic suburbs are the exemplars of location, 
location, location. All consist of a blend of period 
homes on tree-lined streets and innovative 
apartments in lively positions, located in the 
middle of leafy parks, prestigious schools, great 
shopping strips and excellent restaurants, bars 
and cafes. Public transport is easily accessible, 
with several train stations amongst Hawthorn 
and Camberwell, as well as multiple tram routes 
servicing both suburbs and Kew, leading seamlessly 
into Melbourne’s CBD.

The current median house price in Hawthorn 
is $2.2175 million (PropertyData, 2019). Buyers 
can expect to purchase a detached period home 
with a land area of approximately 450 square 
metres. Such dwellings generally consist of three 
to four bedrooms, two bathrooms and two car 
accommodation. For instance, 16 Power Street, 
Hawthorn, a recently renovated Edwardian 

charmer sold for $2.065 million in August 2018. 
The property provides a generous four bedrooms, 
two bathrooms and two car accommodation. 
Although situated on a busy road, the property 
is in the heart of Hawthorn, surrounded by 
amenities, parks and prestigious schools such as 
Xavier College.

It really is all about location. Residents can enjoy 
easy access to public transport, a quick trip into 
the Melbourne CBD or a short walk along leafy 
Hawthorn Grove to enjoy Glenferrie Road’s 
renowned restaurants, cafes and shopping.

 

16 Power Street Hawthorn, VIC 3122 Source: realestate.com.au 

Recently, the unit median price in Hawthorn has 
decreased to $566,000 (PropertyData, 2019). This 
price point generally offers either an updated 1970s 
unit with two bedrooms, one bathroom and single-
car accommodation or a contemporary apartment 
with two bedrooms, two bathrooms and a car spot. 
The main factor for purchasers to consider is the 
location. Whether a student attending Swinburne 

University or an employee working in the CBD, 
Hawthorn’s units provide convenience and lifestyle 
over affordability. Some recent sales include 5/127 
Riversdale Road, Hawthorn in November 2018 for 
$510,000 and 503/8 Queens Avenue, Hawthorn for 
$570,000 in October 2018.

 

 Source: PropertyData, 2019 

Kew and Camberwell currently share similar 
median house prices, in which both have seen 
a dramatic decline in recent months. Kew and 
Camberwell median house prices are $1.975 million 

Victoria
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and $1.88 million respectively (PropertyData, 
2019). Land sizes in Kew are on average larger than 
those in Hawthorn, therefore $2 million will offer 
an unrenovated detached 1950s or 1960s dwelling. 
For instance, 30 Laver Street, Kew consists of 
four bedrooms, three bathrooms and two car 
accommodation and sold for $2.055 million in 
December 2018.

190 Brougham Street, Kew situated on 
approximately 850 square metres sold for 
$2.1 million in February 2019 and provides five 
bedrooms, two bathrooms and a two car garage. 
The median house price 
in Camberwell offers a 
three to four bedroom 
detached dwelling 
with on average two 
bathrooms and two 
car accommodation on 
generous land size.

These historic eastern 
suburbs have a purpose 
for long-term living and 
investment. Hawthorn, 
Kew and Camberwell’s 
blend of heritage 
homes, contemporary 
architectural wonders and sleek new apartments 
ensure that owner-occupiers and investors are 
provided with the stability of purchasing in great 
locations. It is evident that these suburbs are not 
extremely affordable, however they depict that 
location really is everything and the benchmark for 
successful property buying.

North
Current market conditions have resulted in a 
decrease in property values in the northern 
suburbs, creating the opportunity to buy into 

 Inferior Standard Superior

Brunswick

• 9/45-47 De Carle St

• 2 Bedroom 1 Bathroom

• Living area 62 m2

• Dated Apartment

• Sale Price: $430,000

• Sale Date: 16/02/2019

• Good location

• 34 Charles St

• 3 Bedroom 1 Bathroom

• Land: 385 m2   

• Living: 108 m2

•  Unrenovated Victorian 
Dwelling

• Sale Price: $950,000

• Sale Date: 15/02/2019

• Good location

• 123 Tinning St

• 4 Bedroom 2 Bathroom

• Land: 406 m2   

• Living: 99 m2

•  Renovated Victorian 
Dwelling

• Sale Price: $1,560,000

• Sale Date: 02/03/2019

• Great location

Carlton 

• 805/495 Rathdowne St

• 2 Bedroom 2 Bathroom

• Living area: 64 m2

• Modern Apartment

• Sale Price: $705,000

• Sale Date: 04/01/2019

• Great Location

• 14 Murchison St

• 3 Bedroom 1 Bathroom

• Land: 103 m2    

• Living: Unknown

• Dated Victorian Terrace

• Sale Price: $1,275,000

• Sale Date: 18/12/2018

• Great Location

• 396 Cardigan St

• 3 Bedroom 1 Bathroom

• Land: 217 m2  

• Living: Unknown

•  Updated Attached 
Terrace

• Sale Price: $2,020,000

• Sale Date: 13/12/2018

• Excellent location

Northcote

• 26 Elm Street

• 3 Bedroom 1 Bathroom

• Land: 266 m2 

• Living: 103 m2

• Semi-dated Dwelling

• Sale Price: $1,100,000

• Sale Date: 14/12/2018

• Good location

• 12 Hakatere Street

• 3 Bedroom 2 Bathroom

• Land: 500 m2  

• Living: 122 m2

• Dated Dwelling

• Sale Price: $1,335,000

• Sale Date: 06/02/2019

• Good location

• 16 Tanner Grove

• 4 Bedroom 2 Bathroom

• Land: 605 m2  

• Living: 154 m2

• Renovated Dwelling

• Sale Price: $1,960,000

• Sale Date: 02/03/2019

• Good location

Source: Core Logic, 2019

$556,000 
the unit median 
in Hawthorn has 

decreased.
PropertyData, 2019 
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Geelong
Geelong, Drumcondra and Rippleside can easily 
be argued as Geelong’s premium suburbs. Tightly 
held, these suburbs offer exceptional bayside living 
in a blend of period and modern style dwellings.  
Generally set over a generous allotment, they are 
located within easy walking distance of central 
Geelong and the waterfront.

Rippleside has seen a jump in the value of dwelling 
prices of almost 19 per cent over the past three 
years thanks to the Balmoral Quay waterfront 
development. An initial off the plan apartment 
purchased for $1.029 million recently sold again for 
$1.1 million, a seven per cent increase in just over 12 
months since the occupation.

 

7 Lumb Place, Rippleside Source: realestate.com.au 

According to Realestate.com, the median house 
prices for Drumcondra is $885,000, Geelong 
$745,000 and Rippleside $735,000. This may 
be set to increase with the announcement of the 
proposed $40 million redevelopment of the Royal 
Geelong Yacht Club Safe Harbour.

 

purchasers, the only way to obtain standard to 
superior property is to move further out north, 
away from the city.

However, given the property market is in 
noticeable decline, it may present opportunities for 
prices to drop even further and offer a fair entry 
level. 19 Horne Street, Brunswick sold for $1.55 
million in May 2016 and eighteen months later 
sold for a loss at $1.365 million in November 2018 
(RP Data, 2019). Having a loss of $185,000 and 
entering a volatile and declining property market, 
it could end up being much worse for property 
value going forward.

 

19 Horne Street, Brunswick Source: RP Data 

Purchasing inferior-standard property for an 
investment may be a great decision in six to twelve 
months’ time, as property prices in these sought 
after areas will continue to be hit hardest. If the 
decline does indeed push property prices further, 
an investment in one of these locations could yield 
healthy capital returns when the market corrects.

prestigious inner northern locations such as 
Brunswick, Northcote and Carlton.

Location, as we know, is paramount for any 
property purchase, and these locations are 
certainly the best selections of the northern 
suburbs. Being six kilometres from the CBD, 
Brunswick has its own arty vibe with the area 
surrounded by decorative cafes and restaurants. 
The close proximity of Carlton to the CBD 
alongside its heritage and historic buildings is what 
makes it a great location to live, a stone’s throw 
away from the Victorian Markets and shopping 
centres are just a small bonus. Northcote is one of 
Melbourne’s most famous mixed use areas and was 
recently named Melbourne’s suburb of the moment 
(Domain, 2019). Northcote is home to a diverse 
population with many families, young couples and 
working professionals.

The hunt to find a suitable property in these 
locations for a long term stay continues to be an 
issue for many people wanting to make the move, 
because as we know, great location comes with a 
big price tag.

As shown, the cheapest property available in these 
locations will find you a two-bedroom apartment 
ranging from $400,000 to $500,000 in Brunswick 
and $700,000 to $775,000 in Carlton. You will find 
similar prices for apartments in Northcote, however 
the lowest price you will pay for a detached dwelling 
in the area is $1.1 million to $1.3 million.

The key factor surrounding the property in 
these areas is location. Purchasers wanting 
to live closer to the CBD within the northern 
suburbs but who have a price range of $400,000 
to $800,000 must be willing to give up their 
aspirations for a spacious dwelling with large 
internal living areas, high number of bedrooms 
and land area. If the price point is out of reach for 

Rippleside has seen a jump in value of dwelling prices of almost  
19 per cent over the past three years.
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been extensively renovated. The home is split 
over three levels and features a north facing 
terrace with bay views and a swimming pool. The 
property also includes vaulted ceilings, exposed 
beams and an underground wine cellar. Situated 
in a prime location, the property benefits from 
private beach access and is only a short walk from 
Portsea Village.

If looking to purchase a small family home, 55 
Elizabeth Road, Portsea can be purchased for 
within the median house price range which is 
currently $1.965 million. It is currently on the 
market for between $1.75 million and $1.9 million. 
This single level dwelling with five bedrooms and 
three bathrooms features a large deck as well as 
a renovated interior. This location however lacks 
the benefit of being within walking distance of the 
beach and amenities.

A true entry level property in Portsea would be 
an apartment within close proximity to the beach 
and shops. For example 328/3765 Point Nepean 
Road is currently on the market for $700,000. 
The apartment is located in the Portsea Village 
Resort and comprises two bedrooms, two 
bathrooms (one including laundry facilities) and 
two undercover car spaces. Amenities include 
an indoor/outdoor swimming pool, gymnasium, 
and tennis court as well as a restaurant, bar 
and lounge area. Purchasing an apartment 
enables the buyer to have access to the beach 
and amenities, but they must sacrifice space. 
Given the location, these will always be a good 
investment due to the many tourists Portsea 
attracts over summer.

If the budget is tight, neighbouring suburbs such 
as Geelong West, South and East Geelong all offer 
similar period style dwellings of varying quality 
however miss out on the waterfront lifestyle that 
makes these suburbs a cut above the rest.

Inner and Outer South East
Portsea has long been held as one of Victoria’s 
most prestigious addresses, tucked away at the 
bottom of the Mornington Peninsula. This is a 
tightly held pocket and property rarely comes 
up for sale. With a small strip of local shops and 
pristine beaches it has been a favourite with 
retirees and prominent business people looking to 
have a retreat away from the city. It is also home to 
the annual Portsea Polo, which hosts guests from 
around the globe.

3732 Point Nepean Road, Portsea Source: realestate.com.au  

3732 Point Nepean Road is an example of one of 
the high-quality homes in the area. The property 
has a price range of between $6.5 million and 
$7 million. The house was built circa 1900s and 
was constructed of limestone, however has 

Waterfront Geelong - Proposed Safe Harbour Precinct Source: G21 

For those looking to enter the market in these 
locations, patience will be the key as the area 
is tightly held. Good opportunities still present 
themselves, however buyers will have to 
compromise on location, size and quality of 
dwellings. Furthermore, they may need to roll up 
their sleeves and get their hands dirty undertaking 
cosmetic renovation and updates to bring the 
dwelling up to spec.

An example is 22 Walker Street, Rippleside.

 

22 Walker Street, Rippleside Source: realestate.com.au 

The property comprises two bedrooms, single living 
area and central bathroom situated over a 269 
square metre allotment.

A true entry level property in Portsea would be an apartment in 
close proximity to the beach and shops.
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back $280,000. The above apartment also comes 
with a secure underground car park and storage 
cage. It is only metres from Sandringham station 
and popular cafes and shops are situated right on 
the doorstep.

All these sought-after locations have a few things 
in common; they are all within close proximity to 
shops, cafes, schools and the beach.

It is clear that if you are on a limited budget, the 
only way to buy into these sought-after south-
eastern suburbs is to compromise on space and 
purchase an apartment. Apartments also make 
great investments and have the benefit of being in 
prime locations.

If you are willing to spend a little more, in most 
suburbs you will be able to purchase a renovated 
period home. Whilst you may need to sacrifice the 
views, they are generally still situated within close 
proximity of the beach and shopping strips and are 
generally resistant to huge fluctuations in value 
that we tend to see with higher value properties.

Occasionally in order to buy into these addresses 
on a tight budget, one must look at purchasing in 
secondary positions (such as on a busy road), or a 
run-down fixer upper in order to live in the desired 
location.

Mildura
Most people would agree that the Murray River is 
the prime natural feature of the Mildura district and 
so it is no surprise that our highest value properties 
tend to enjoy either frontage to or views over the 
river.

Our Victorian forebears felt that a 60-metre strip 
of Crown Land should separate the river from 
privately owned land, while New South Wales has 
no such restriction. The result is that people go 

one bathroom (with laundry combined) and a 
modern kitchen with an allocated undercover 
parking space and is located close to bus stops, 
cafes and only a block away from the foreshore.

Sandringham is another bayside suburb that has 
become well known as a prestigious address and is 
approximately 19 kilometres form the CBD.

1 Southey Street, Sandringham Source: realestate.com.au 

1 Southey Street, Sandringham is currently on the 
market for between $4.55 million and $5 million. 
The house comprises four bedrooms and four 
bathrooms, home theatre and self-cleaning pool. It 
is situated in a prime location close to Sandringham 
beach, the local yacht club, train station and 
shopping strip.

A typical family home in the area for sale is 22 
McLauchlin Avenue, Sandringham, which has a price 
range of $1.65 million to $1.725 million. The three-
bedroom, two-bathroom home built in the 1920s has 
many period features such as picture rails, coffered 
ceiling and stained glass bay windows and also 
features a pool. The location is close to local bus 
stops and quality schools such as Firbank Grammar, 
however it is not in close proximity to the beach.

Buying an entry level studio apartment in 
Sandringham (3.14/18-34 Station Street) will set you 

Closer to the city, the bayside suburb of Black Rock 
benefits from its prime beachside location but 
within a commutable distance to the Melbourne 
CBD of approximately 18 kilometres.

44 Ebden Avenue, Black Rock Source: realestate.com.au 

An example of a grand home is 44 Ebden Avenue, 
Black Rock, with a selling range of between $6.4 
million and $7 million. The five-bedroom, six-
bathroom property is only three years old and 
situated close to cafes, sought after schools, public 
transport and the beach, and benefits from 180 
degree views across Port Phillip Bay. The home 
features an industrial kitchen, marble bathrooms 
and foyer, high ceilings, parquetry, indoor gym, 
heated pool and spa with a sauna.

Within the median price range of $2.2 million, 6A 
Glenmore Crescent, Black Rock is on the market 
for between $1.75 million and $1.9 million. The 
townhouse features four bedrooms and two 
bathrooms, with high ceilings, a plunge pool and 
deck. The property is within walking distance of the 
beach, bus stops and the popular Bay Trail.

If looking to buy into Black Rock at an entry level 
price, the easiest way is to purchase an apartment. 
6/54 Ebden Avenue is currently on the market for 
$550,000. This apartment contains two bedrooms, 
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Echuca
There are several opportunities to buy into a well-
located property within the Echuca-Moama area 
that are central without costing the earth.

In particular, the eastern side of Echuca where 
housing costs a fraction of the price of houses 
located centrally but which might be equally close 
if not closer than some of the more renowned 
central streets such as Hopwood and Francis 
Streets, the old part of Moama, provides plenty 
of opportunity to purchase older homes for 
renovation or demolition while being very central 
to Moama and relatively close to the Echuca CBD. 
In both instances, larger allotments of more than 
1,000 square metres will cost upward of $250,000 
but provide unit development potential or the 
possibility of redevelopment into single residential 
homes. 

camping on the Victorian side, but aspire to live on 
the New South Wales side, where they can better 
enjoy the unrestricted amenity of the river.

It is no surprise then that our best regarded 
residential locations are mostly in New South 
Wales, either in the Gol Gol district or between 
Buronga and Boeill Creek.

The first homes built to capitalise on the river views 
started to appear in the 1970s and many such 
homes have been built in the intervening period. 
Most of the better standard homes with river 
frontage in Gol Gol now trade for in excess of $1.25 
million and larger size vacant lots are typically 
fetching over $800,000.

For those unable to afford these price tags, options 
include buying in a secondary location, perhaps 
with frontage to Gol Gol Creek rather than the 
Murray River, or buying a smaller block of land 
in Gol Gol or nearby Buronga with river views. A 
recent example of the latter is the sale of a 546 
square metre lot at Carbone Court in mid 2018 
for $585,000. At this size, it is still possible to 
construct a dwelling with direct access and views 
of the river, but the narrow frontage restricts the 
views and the shape of any dwelling.

An example of a sale of an older dwelling with 
frontage to Go Gol Creek is 4 Wilga Road South, Gol 
Gol, which sold in early 2018 for $449,000.  The 
property comprised a solid three-bedroom home, 
likely built in the late 1970s, on a 3,240 square 
metre lot and enjoying frontage to Gol Gol Creek. 
This represents a significant discount to what 
homes within 200 metres which have frontage to 
the Murray River have sold for in the past. 

People go camping on the Victorian side, but aspire to live on the 
New South Wales side.
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Brisbane
Want a champagne location on a beer budget? 
Welcome to Brisbane.

We are the bottle of bubbly on the top shelf of this 
nation’s real estate market. A limited edition where 
every sip is a joy.

Compared to other major cities, we come at a 
reasonable discount. Yes, you can have it all in the 
Sunshine State and for a fraction of the cost you’d 
pay in Sydney or Melbourne.

It’s this sort of affordability factor that’s driving 
new residents to our region as net interstate 
migration finds itself on the rise. We are seeing 
a growth in infrastructure spending and there’s 
a general sense of positivity about private 
investment in the region too. As we look forward 
to rising employment, the long-term future for 
Brisbane property remains very positive.

So, regardless of the fact you can already buy a 
high-quality, reasonably priced home in our city, 
what about the micro markets?

First up, if you’re looking for the blue-chip, ooh-la-
la addresses in Brisbane, there are a wide range 
of options. From prestige acreage to high-end 
apartments, most tastes can be catered for.

For the sake of this discussion, it would be fair to 

say that most suburbs that ping on buyers’ radars 
are those within a stone’s throw of the CBD. This 
means locations such as Ascot, Hamilton, New 
Farm, Teneriffe and Paddington.

These are the resilient addresses of style where 
land values have a penchant for consistently rising. 
Resilient addresses full of all the fundamental 
drivers property people crave.

Things such as proximity to the CBD and Brisbane 
River; high-end amenities and lifestyle choices 
such as established café and restaurant precincts; 
great transport options including public transport 
alternatives or easy access through to major 
roadways. They often include elements such as 
prestigious school catchments too.

There are also physical attributes with elevation 
and views to the city, mountains or river helping 
increase the appeal.

So, for these addresses, what will it cost you to buy 
at the bottom of the price point?

To illustrate, your typical starter price for a detached 
dwelling in Ascot, Hamilton or Paddington would be 
around $700,000 plus as an absolute kick off.

As an example, 73 Dobson Street, Ascot sold for 
$751,000. This was a two-bedroom, one-bathroom 
home that was very well presented and located.

 

73 Dobson Street, Ascot Source: realestate.com.au 

Another recent sale was 10 Hopetoun Street, Ascot 
which sold for $770,000 – a three-bedroom, two-
bathroom home in modest condition and within 
proximity of a train line.

10 Hopetoun Street, Ascot Source: realestate.com.au 

Starting prices for homes in New Farm and 
Teneriffe are a little more expensive at around 
$900,000. For example, a renovator option on 
approximately 250 square metres located at 21 Clay 
Street, New Farm sold for $940,000. 

Queensland

To illustrate, your typical starter price for a detached dwelling  
in Ascot/Hamilton/Paddington you’d be in or around $700,000+ 
as an absolute kick off.
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the buy-in is low. If you’re an owner-occupier, enjoy 
living in the space for a stretch before moving on 
and renting it out. Yields are pretty good so holding 
the unit isn’t too much of a chore.

What you are compromising to get in for less 
money is obvious. You’re giving up land and space. 
Some of the cheaper properties might also be 
exposed to road noise and high pedestrian traffic 
areas too.

In some cases, they’ll come with no car 
accommodation and many will need some 
renovation work.

The other downside is that while they will enjoy 
the benefit of overall growth in locational demand, 
attached housing typically doesn’t rise in value 
as strongly as detached homes (that whole land 
component thing has a lot to do with it).

That said, first home buyers would do well to secure 
a well-located property at the low buy-in price level. 
When it comes time to move, they will rent out 
in a flash at a decent yield so you can start your 
portfolio with a set-and-forget option. 

Gold Coast
North/North-West
Mount Warren Park, Beenleigh and Windaroo are 
top of the list for the north-west. Whilst market 
activity and in some cases prices have come off 
a bit in recent months, it is still possible to find a 
value for money house or unit. There are options 
for those who want to buy and renovate for a profit 
or rental returns. Some positively geared options 
are also around. 

The suburbs we have chosen are established older 
areas, not flooded with redevelopment, new estates 
or investors.

 

8/12-14 Bailey Street, New Farm Source: realestate.com.au 

Another is 3/83 Dobson Street, Ascot which sold for 
$245,000. This unit is circa 1980 (converted 1997) 
and offers one-bedroom, one-bathroom on level 
two of The Dobson residential complex. The unit 
has a living area of 44 square metres, outdoor area 
of three square metres and car accommodation of 
35 square metres. It was in good condition overall 
as well.

 

3/83 Dobson Street, Ascot Source: realestate.com.au 

Smarter buyers might up the ante a little and hunt 
down a 1970s or 1980s two-bedroom brick unit in 
good condition and with car accommodation. In 
many hot suburbs, these are available for below 
$400,000. This sector has been hit hard by the 
recent oversupply of new unit stock which means 

 

21 Clay Street, New Farm Source: realestate.com.au 

These are great options, but what if our beer budget 
is more XXXX than hipster craft? Then you must 
compromise and give up on the land component.

In fact, there are chances to rub shoulders with an 
affluent neighbour for less that $250,000 if you’re 
willing to make the switch to attached housing. 
One-bedroom, one-bathroom units are available 
in all these locations and enjoy the same access 
to services and facilities without the million-dollar 
price tags.

Examples include 8/12-14 Bailey Street, New Farm 
which sold for $224,000. This is a good-condition 
circa 1940 (converted 1997), one-bedroom/multi-
purpose room, one-bathroom post-war strata 
studio unit situated within the Venice Apartments 
development on ground level. It has a living area of 
24 square metres and a south-westerly aspect with 
no significant views.
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361 Bayview Street, Hollywell sold for 26/11/2018 for $900,000. 
Source: RPData

Circa 1980, part two-storey, brick and tile dwelling 
with five bedrooms, three bathrooms, double 
lock up garage and tandem bay carport. Features 
updated kitchen with timber floors, updated 
bathroom, solar panels, concrete boat ramp, 
pontoon jetty and swimming pool. North-east, 18 
metre canal frontage with bridge free broadwater 
access. Land area is 725 square metres. 

The property is positioned on a local thoroughfare 
road that runs through Hollywell, which is a 
detracting factor. The property was on the market 
for 64 days and original asking price was $1.15 
million.

The compromises are that you are mainly looking 
at older properties which may require maintenance 
or updating soon. When you look at nearby suburbs 
such as Bahrs Scrub or Holmview where you can 
buy a new dwelling, these properties are usually 
priced up to the dollar and can often take some 
years before you see a capital gain given the 
premium paid for being new.

We consider there to be a likelihood of prices falling 
somewhat for most of this year in these locations, 
then hopefully a resurgence in the market 
thereafter. However at present, the rental market 
in these locations is pretty strong providing a good 
holding income in the meantime. The property to 
buy as a home or an investment are regarded as 
the same property in these locations. 

Central North Gold Coast
Hollywell is a small suburb located just below 
Paradise Point and just above Runaway Bay on the 
Gold Coast, Queensland. It is often overlooked in 
property searches due to its size and well known 
surrounding suburbs. Hollywell features canal front 
properties with bridge free broadwater access to a 
number of sites, as well as broadwater views. Whilst 
the suburb does lack quality shopping facilities, 
restaurants and cafes, it is within walking distance 
to suburbs that offer these. Furthermore, public 
transport is readily accessible and runs straight 
through the middle of the suburb. 

Price points within the suburb do range as the 
property mix comprises units, dry block houses and 
canal front houses. Over the past six months we 
have seen entry level two-bedroom, two-bathroom 
units being acquired for just under $400,000, dry 
block houses selling upwards from $525,000 and 
canal front properties with bridge free broadwater 
access from $900,000. Some examples for 
reference are:

14/9 Quinton Crt, Mt Warren Park QLD  Sold for $230,000 on 01/2019 
Source: realestate.com.au 

Onground, semi modern, circa 1990, bagged brick 
three-bedroom, one-bathroom villa with tiled roof 
and single-car garage. Property includes renovated 
kitchen, bathroom and new carpets.  It rents for 
$310 per week with body corporate fees of $40 per 
week.  

13 Mewing Crt, Windaroo QLD Sold for $335,000 on 12/2018. 
Source: realestate.com.au 

This property comprises a semi modern, 
onground, circa 1992, brick three-bedroom, 
two-bathroom dwelling with single-car garage 
and tiled roof. The property includes recent 
floor coverings and paint with original kitchen 
and bathrooms. Land area is 622 square metres. 
Property rents for $390 per week.
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Unit on Peerless Ave, Mermaid Beach Source: Raywhite.com 

Another unit on Peerless Ave, Mermaid Beach. Source: Core Logic 

 Gold Coast South
The best three locations for being able to buy 
champagne on a beer budget on the southern Gold 
Coast would be Burleigh Heads, Miami and Burleigh 
Waters due to the close proximity to the beach, 
shopping centres, highway access and leisure 
activities.

Between $300,000 and $400,000 will secure an 
original one-bedroom unit in an esplanade position 
in Miami. A two-bedroom unit will cost between 
$400,000 and $600,000 depending on age, 
location and quality within all three hot spots.

A 405 square metre block will set you back close 
to $700,000 in Miami. If you can’t afford the 

quality to ultra-modern, prestige quality beachfront  
homes exceeding the $10 million level. There has 
been a high level of building activity in this suburb 
over the past ten years, with older style houses 
either substantially renovated and extended, or 
demolished and redeveloped with large prestige 
quality houses and duplex residences.  

More recently, we have seen some older style 
properties being amalgamated and redeveloped 
into modern, medium rise and high rise residential 
buildings, particularly at the northern and western 
fringes of the suburb. 

The beachfront precinct of Mermaid Beach along 
Hedges Avenue and Albatross Avenue is regarded 
as one of the most prestigious residential locations 
on the Gold Coast and just 100 to 200 metres 
back from these streets, you can still find terrific 
investment opportunities under $450,000.    

Search for units on the beachside section (east 
of the Gold Coast Highway) of the suburb. All 
properties in this precinct generally have good 
accessibility to the beach. Avoid the budget units 
located in the holiday style resorts as these are 
typically subject to high body corporate and 
management fees. One-bedroom apartments 
have typically sold between $250,000 and 
$300,000 in the past few months, however, if you 
are in the market to buy, consider two-bedroom 
units in the $350,000 to $450,000 price bracket 
as they offer better value and are a larger unit. 
Look for circa 1970 to 1990 built two-bedroom 
apartments with low body corporate fees as these 
can potentially achieve a weekly rental value of 
$450 to $500 per week.  

68 Jacaranda Avenue, Hollywell sold on 4/1/2019 for $530,000. 
Source: RPData

68 Jacaranda Avenue, Hollywell sold 4 January 
2019 for $530,000. A circa 1975, part two-storey, 
painted brick and timber weatherboard and metal 
dwelling with four bedrooms, two bathrooms, 
tandem lock up garage and tandem bay carport. 
Features basic fixtures and fittings, polished timber 
floors and a garden shed. The land is level and 
backs onto bushland, featuring local and bushland 
views. Land area is 506 square metres. The 
property was sold by a local agent with an asking 
price of $549,000 and was sold within 18 days. 

We note that the difference between buying a 
home and an investment property is emotion. We 
believe that Hollywell offers buying opportunities 
for investors and home owners and all price points, 
as the best investment properties include owner-
occupier appeal and long term growth for the Gold 
Coast region is looking good with strong migration 
and proposed infrastructure spending in the region.

Central Gold Coast
Mermaid Beach is the top pick, being a popular 
beachside, residential and holiday locality adjoining 
the central hub of Broadbeach to the south. 
Development in this location is very mixed, ranging 
from basic one or two bedroom units of modest 
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too kind to investors and are more for the owner-
occupier.

Price points in Salt (Kingscliff/Casuarina) are 
generally in the $1 million to $1.3 million price 
bracket for a house and Cabarita Beach (Bogangar) 
around the $700,000 mark.

However, if you want to get into these markets on a 
beer budget, you will need to look at downsizing to 
an older duplex, townhouse, villa or unit.

Kingscliff Hill which is quite a popular location with 
good views and close to town and the beach has 
quite a few 1980s style duplex units.

2/9 Gaggin Way, Kingscliff Source: RP Data 

2/9 Gaggin Way, Kingscliff NSW 2487 sold for 
$530,000 on 20 December 2018 – The property 
comprises a semi-modern, lowset, circa 1985, 
brick two-bedroom, one-bathroom semi-detached 
duplex with single-car garage and tiled roof. 
Original kitchen and bathroom. Would rent for 
approximately $370 per week.

If you’re after something a little bit bigger but 
looking somewhere in the $500,000s, you will 
need to head a little further south to Cabarita 
Beach (Bogangar). The town is still a very popular 
location and within walking distance of the town 
and beach and a very popular location for surfers.

1/23 Doggett Drive, Miami Source: CoreLogic 

If you are lucky enough to find an older house with 
room to spare, either put a second house or demolish 
and rebuild your dream house, $640,000 would have 
recently bought 42 Paradise Avenue, Miami.

 

42 Paradise Avenue, Miami Source: CoreLogic  

Far North-Eastern New South Wales.
The champagne locations include Kingscliff, 
Salt (Kingscliff/Casuarina) and Cabarita Beach 
(Bogangar) for the Tweed Shire – all the coastal 
towns! Their locality on the beach and small 
village-like feel, away from the hustle and bustle 
of the Brisbane and Gold Coast, are what makes 
these areas attractive. However, for those who 
travel up the coast for work, the commute is not 
too bad. Unfortunately, these locations are not 

$700,000 price tag, you could compromise with 
a smaller original or renovated duplex in Miami 
or Burleigh Waters for between $500,000 and 
$650,000.

The next six months should see more stock come 
onto the market and if vendors are reasonable with 
list prices the market will  hopefully become steady 
without some of the erratic sale prices we have 
seen over the past nine months.

If you are talking even budget beer tastes, the bare 
minimum to get into a property is $300,000 for a 
one-bedroom beach side original unit.  Whilst the 
location is worth it being close to the beach, the 
returns and potential capital growth on this product 
are probably going to remain the same within the 
next two years.

A cross section of recent beer budget sales within 
the southern Gold Coast hotspots are as follows:

A one-bedroom beachside unit at 14/286 The 
Esplanade, Miami transacted in October 2018 for 
$300,000.

14/286 The Esplanade, Miami Source: CoreLogic 

An entry level Miami duplex unit at 1/23 Doggett 
Drive, Miami sold in November 2018 for $465,000.
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$550,000 level. This is mirrored in the Caloundra 
and Noosa areas as well with similar lot sizes and 
house styles. The difference is in the price points. 
Caloundra is similar to Maroochydore at $550,000 
but Noosa steps up to $700,000. 

Rural Residential.
In the rural residential market, there are so many 
champagne locations, it’s best just to look what 
you can get. For an acre close to the hinterland 
township areas west of the highway, you can 
still get an older home with a shed for around 
$500,000. When you look east of the highway, 
they step up to around $600,000. This is still 
pretty good value given that even when you add 
water tank and sewerage systems, it would still be 
at below replacement cost.

To grab a property in a champagne location on 
beer budget is still possible. You will just have to 
compromise on the unit or home. It’s a pretty good 
strategy for future value growth as the land is the 
constant and, let’s face it, when it comes to land in 
these areas, they aren’t making any more of it.

Darling Downs/Toowoomba
Suburbs encompassing the prestige sector include 
Middle Ridge, Rangeville, Redwood, Prince Henry 
Heights, Mount Lofty and the stand out performer, 
East Toowoomba. These suburbs are located on the 
eastern escarpment of Toowoomba, enjoying large 
lots and valley views as well as being within many of 
Toowoomba’s private school catchment areas. 

The typical price point for homes in these areas 
is around $500,000 to $600,000, and for units 
around $300,000 to $400,000. 

This typically comes down to size and condition. As 
a general rule, the smaller the house or unit, and 
the worse the condition, the more likely it is the 
price will be lower. Clichés such as worst house in 
the best street and renovator’s delight all ring true.

Units
When looking at champagne locations, there is no 
more desirable unit location than Hastings Street at 
Noosa Heads, particularly for investors. Although 
you may not be able to purchase a property on 
Hastings Street on a beer budget, you are able 
to purchases a one-bedroom investment unit for 
under $375,000 with access to Hastings Street 
from within the Virdian Noosa Complex less than 
500 metres from Hastings Street. If you want to 
add a bedroom or two, you just have to climb up 
Noosa Hill where for around $500,000 you should 
be able to find something.

Looking to other sections of the coast, namely 
around Caloundra and Mooloolaba, there are 
opportunities as well. These spots are close to the 
beach and in some cases, will provide ocean views. 
One-bedroom units in both these areas start at 
around $200,000 and when adding a bedroom you 
step up to $300,000 and you get an older unit a 
few street back.  

Houses
Starting at the southern areas of the coast, the 
Maroochydore area offers some good opportunities 
to be located in and around the new town centre. 
The land sizes are still around the traditional 600 
square metres, but the compromise will be on the 
home. It will be an older style home that will need 
some work. Price points for these are around the 

2/1 Red Ash Place, Bogangar Source: RP Data  

2/1 Red Ash Place, Bogangar NSW 2488 sold for 
$565,000 on 2 October 2018. The property 
comprises a semi modern, lowset, circa 1990, brick 
three-bedroom, two-bathroom, semi-detached 
duplex with single-car garage and tiled roof. New 
flooring. Original kitchen and bathrooms. Would 
rent for approximately $520 per week.

The catch of course with beer prices is that the 
dwelling is not a freestanding dwelling and you will 
need to look for a strata titled property in original 
condition. Of course there is opportunity to add 
value to the property by updating the interior.

The Tweed Shire market seems to be steady at the 
moment and prices have grown exceptionally from 
the lows of 2013. Right now, I would sit and wait 
for the market to pull back – what goes up must 
eventually come down.

Sunshine Coast
We have all heard the catch cry “location, location, 
location” when it comes to real estate and typically 
this brings with it a high price tag. Well this month 
we look at the champagne locations and see if you 
can buy on a beer budget.

To get into a property in any of the sought-after 
locations on a beer budget will take compromise. 

You are able to purchases a one-bedroom investment unit for  
under $375,000 with access to Hastings Street.
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6/5 Murlali Ct, East Toowoomba Source: realestate.com.au 

Located on a quieter street, however close 
to the highway, it comprises an older style, 
original condition unit at 6/5 Murlali Court, East 
Toowoomba. Sold for $157,500 in July 2018.

 

70 North St, Mount Lofty Source: realestate.com.au 

An older style, original condition dwelling at 70 
North Street, Mount Lofty located on a busy 
thoroughfare sold for $269,100 in July 2018.

The medium and long-term prospects of buying 
property of this nature are hard to determine. The 
Toowoomba market has continued to be multispeed 
and property specific. The Toowoomba Second 
Range Crossing will be completed later this year 
and will reduce the amount of heavy vehicles 
travelling through the city and should reduce noise 

suburban street and a busy thoroughfare is a 
compromise many buyers are not willing to make. 

Below are some examples of entry level properties 
in these prestige suburbs.

74 James St, Rangeville Source: realestate.com.au 

An older style, original condition dwelling at 74 
James Street, Rangeville located on a highway sold 
for $230,000 in September 2018.

224 Stenner St, Middle Ridge Source: realestate.com.au 

A semi-modern, original condition dwelling at 224 
Stenner Street, Middle Ridge located on a busy 
thoroughfare sold for $217,500 in September 2018. 
(source: realestate.com.au)

 

Below are some examples of these typical price 
points.

4 Pugh St, Middle Ridge Source: realestate.com.au 

A modern dwelling at 4 Pugh St, Middle Ridge sold 
for $591,000 in January 2019 

 

1/178 Mary St, East Toowoomba Source: realestate.com.au 

A tidy villa at 1/178 Mary St, East Toowoomba sold 
for $380,000 in October 2018. 

Price points for absolute entry level properties in 
these prestige areas range from about $200,000 
to $300,000 for dwellings and $100,000 to 
$200,000 for units. The biggest compromises 
with these properties from the typical properties 
in these suburbs are: location (usually situated on 
arterial roads or thoroughfares); age of dwelling; 
and condition of dwelling. The age and condition 
of a property isn’t a huge compromise when 
you can renovate and restore the dwelling to a 
more desirable quality, however location cannot 
be changed and the difference between a quiet 

The Toowoomba market has 
continued to be multispeed 
and property specific. 



R
E

S
ID

EN
TI

A
L

Month in Review
April 2019

52

North of the river, entry level properties in 
Frenchville and Norman Gardens are again few and 
far between at price levels below say $225,000. 
The product varies somewhat from the Range and 
will typically be a dated yet functional home. Again, 
quite a way below the average home in the area 
around $350,000. The park residential areas of 
Parkhurst and Rockyview are typically newer areas 
developed in recent years therefore entry level is 
much higher at around the mid $400,000s for a 
25-year-old brick four-bedroom home on an acre 
block. The typical home in these park residential 
areas is typically upwards of $550,000.

From these comparisons, we can easily see 
there is an affordable entry level into each of the 
preferred locations of Rockhampton, however 
obviously compromises will need to be made, 
whether it be the condition of the home, number 
of bedrooms (two-bedder verses three-or-four 
beds), lack of ancillary improvements such as a 
pool, lack of views or the quality of the immediate 
neighbours. Typically, given the limited availability 
of land south of the river, long term most of these 
compromises are worth considering in the Range. 
In the north side suburbs, the compromises need 
to be assessed on a case by case basis depending 
on the buyer and their intentions, whether they are 
long or short-term prospects. There is a greater 
availability of stock on the north side which gives 
buyers more options to consider in the currently 
stable market.

Typically, there are some differences between 
buying a home or an investment in these well 
regarded localities. An owner- occupier is likely 
to place more importance on the number of 
bedrooms or busy road frontage, whereas an 
investor is likely to be less concerned if the return 
is at an acceptable level. There are a number of 
opportunities in the Rockhampton market for 

Rockhampton
Rockhampton typically has two market sectors 
where everyone wants to live depending on the 
buyer’s preference. One buyer profile is seeking 
to own or surround themselves with grand scale, 
renovated Queenslander homes. This style of 
property is limited to the suburb of The Range. 
The other buyer profile seeks quite the opposite, 
looking to modern living, often with all the optional 
extras such as a pool and shed. The location to 
obtain this style of product is not as restricted and 
can encompass a number of suburbs including 
Frenchville, Norman Gardens and even selected 
areas of park residential areas on the fringe of 
town including Parkhurst and Rockyview.

Each location has its own unique element which 
helps to make it into our location, location, location 
list.  The Range has all the charm and appeal of 
Rockhampton’s rich history as well as elevation 
and convenience to the CBD and highly regarded 
schooling. Frenchville and Norman Gardens have 
well established, leafy neighbourhoods within 
easy commuting distance of major facilities and 
Parkhurst and Rockyview have room to move on 
blocks ranging in size from 1,500 square metres to 
an acre, with town water available.

Price points vary as much as the suburbs 
themselves. Absolute entry level into The Range 
for a dwelling sits at around $200,000. Houses 
at this price point generally lack any views or 
elevation however do have the other benefits 
of the suburb (i.e. the address). Renovation is 
typically a necessity and over time, the immediate 
surrounding development will go through the 
same renovation trend. This is somewhat cheaper 
than a typical price point in the area which we 
consider to be anywhere from say $400,000 to 
$500,000.

and odour issues for properties on or near James 
Street (Warrego Highway). The market effect will 
take some time to identify.  There has been little 
consistency and the variations in sale prices and 
buyer interest make it difficult to establish well 
performing suburbs and specific property types.

Cairns
Champagne locations in Cairns are not really 
suburb based but are defined more in terms of 
their features. Upper end properties are generally 
located in elevated positions with views, beachfront 
or canal front locations, inner CBD quality 
apartment buildings and quality rural residential 
properties in Redlynch or the Northern Beaches.  
Another market for champagne properties is Edge 
Hill/Whitfield.

To purchase a cheap property in these locations 
requires compromise and as the attractiveness of 
the area is normally reflected in the underlying land 
value, the building is normally what you need to 
compromise on. You will need to look for something 
that undercapitalises the site or a house or unit that 
requires renovation or extension. Unfortunately, 
due to the flat market in Cairns, full renovations 
tend to add less than they cost, so often you are 
better buying an already renovated property 
instead of a renovator’s delight.

There is a real risk that buying something cheap in 
a good area is really just deferring expenses you 
will have to incur down the track. Although it may 
be a stretch, if it is your aim to live in a champagne 
location, it may be much wiser to purchase a 
completed project. Many renovators admit that 
they would never have spent the money they did if 
they were honest with themselves at the start. Your 
bank account and you marriage will probably thank 
you for it.  
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range to get into these new estates, usually for new 
smaller dwellings.

The more established suburbs of Mackay, while 
not classed as champagne, do offer some great 
buying opportunities on a budget. For example, 
the median house price in Mackay is around the 
$340,000 mark. There are many examples of older 
established dwellings for sale at the low $200,000 
mark for those on a budget and able to enter the 
property market. 

Hervey Bay
Hervey Bay has many appealing locations 
however the right area will depend on price, buyer 
expectations and personal preferences. Certainly, 
property located near the beach is always popular 
in the suburbs of Pialba, Scarness, Torquay, Point 
Vernon and Urangan. These suburbs generally 
have pockets of inferior quality homes scattered 
throughout, with owner-occupiers looking to 
renovate older beach shacks or subdivide sites. 
The transition to more owner-occupiers rather 
than investors appears to be an ongoing trend. 
Price points within close proximity to the beach 
are typically trading between $250,000 and 
$450,000, which is very affordable in comparison 
to other beach side locations. Buyers who choose 
to renovate to a good standard are likely to get 
their money back if they are looking to sell within 
a few years and do not over capitalise on the fit 
out. Gradual capital growth is expected in the short 
to medium term, given the regional locality and 
moderate to improving economic activity.

Sale prices within the prestige suburb of 
Dundowran Beach have risen over the past few 

$400,000. In this price bracket, depending how 
much you wish to compromise, you can still get 
a reasonably modern or renovated dwelling with 
some degree of district or harbour views.

Mackay
Mackay has many different suburbs to meet all 
levels of accommodation. While some of these 
might not be considered champagne, there are 
definitely beer budget buys to be had.

Some of the more sought after areas in Mackay 
are located in the modern residential estates, such 
as Northview Garden, 
Richmond Hills, Mira 
Flores and Kerrisdale 
in the north, as well 
as Cuttersfield in the 
south. While prices in 
these estates can be 
expensive, there are 
some cheaper options 
available.

For example, while 
Northview Gardens 
estate comprises large 
executive style dwellings selling from $500,000 
and above, there are scattered smaller dwellings 
that can be picked up for under $400,000. This 
will generally get you a smaller three-bedroom, 
two-bathroom dwelling with limited ancillary 
improvements. It gets a bit more difficult in the 
newly developed estates, with building covenants 
restricting smaller dwellings. However, some of 
these estates do offer small lot sizes in some 
sections, allowing purchasers in the $400,000 

future capital gain over the long term and rental 
price increases in the short term with a tightening 
rental market being experienced at present. This 
may counterbalance some of these less attractive 
features for the investor but may not be practical 
for an owner-occupier to live with every day.  

Gladstone
One of the most popular and tightly held suburbs 
in Gladstone is Telina. Much of the suburb borders 
the botanic gardens and is in close proximity to 
both the Woolworths Kirkwood and Sun Valley 
neighbourhood shopping centres. Schools and 
parks are close by and there is easy access to 
major transport routes. Entry-level pricing in Telina 
sits at around the $200,000 mark. Houses at this 
price point are generally 1980s to 1990s three-
bedroom brick homes, or dwellings situated close 
to or on arterial roads. This is somewhat cheaper 
than the typical price point in the area which we 
consider to be anywhere from say $300,000 to 
$500,000. Other well-established suburbs such 
as Clinton, New Auckland and Kin Kora also fall 
into a similar typical price point, however entry 
level pricing is more in the vicinity of $150,000 to 
$200,000.

Central suburbs such as South and West Gladstone 
are always popular due to their proximity to the 
CBD, shopping, schools and parkland. There are 
pockets of highly sought after addresses in these 
locations comprising large, high-quality homes 
which are almost always elevated and have some 
sort of view of the harbour or the district. The 
entry-level price point in these suburbs is around 
the $150,000 mark. This will get you a circa 1950s 
dated timber high set home. The highly sought 
after addresses in these suburbs are typically 
priced above $400,000. There is plenty of stock 
in between these ranges, say $200,000 to 

While some of these might not be considered champagne, there  
are definitely beer budget buys to be had.

$340,000 
median house  

price in Mackay. 
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The question of whether it is worth buying in at 
the absolute entry level to these areas is very 
much relative to the individual buyer. Typically, 
when the market starts to pulse again, we see 
price movement in these areas first, which we 
are already starting to see. Properties at this 
entry level buy in are likely to require extensive 
renovation works to bring them to their full 
potential. When you consider the current median 
house price in Townsville is around $320,000, you 
can certainly get a more modern or fully renovated 
home for the buy in cost in these locations, 
however these locations provide a great level of 
amenity which is likely to continue with the stadium 
currently underway and other projects proposed 
for the inner city including the Waterfront precinct. 

Castle Hill is widely regarded as Townsville’s 
premier address due to its location and elevated 
views. The median house value in this location is 
currently around $915,000, with what you get for 
this money depending on the quality of views. To 
buy in at an absolute entry level to this location 
a price of around $400,000 will likely get you a 
very basic home on a small lot on the lower skirts 
of Castle Hill with limited views.  That is highly 
dependent on whether you can find something 
available, as properties in this price range and 
location are highly sought after.

Belgian Gardens and North Ward are other 
desirable locations with a current median price of 
around $450,000 to $500,000 for houses. For 
this price, you would get a neat, mostly renovated 
timber framed dwelling on a traditional sized lot.  
Entry level buy in prices are around $350,000 for 
something basic requiring extensive renovation 
works, generally situated on a smaller allotment.

Another option to get into these areas is units. The 
unit market varies significantly in quality, age and 
amenities each complex offers with prices starting 
around $120,000 for older style two-bedroom, one-
bathroom units in basic complexes.

 

32 Landsborough Street, North Ward Source: realestate.com.au 

years with more transactions now taking place 
between $550,000 and $750,000. There are still 
some properties selling between $350,000 and 
$550,000 which are likely to be older homes that 
require maintenance.

The demand for Esplanade stock has also improved 
with some vacant sites selling at $460,000 and 
above. The majority of homes along the Esplanade 
are older dwellings with full renovations being a 
common occurrence and sale prices starting from 
$500,000 to $600,000 for original stock. Tinana 
and Oakhurst near Maryborough are some of the 
more preferred areas for this location, with property 
selling from $250,000 for a standard brick, three-
bedroom home in Tinana and over $300,000 for 
Oakhurst (rural residential).  The Maryborough 
market is quite flat at the present time which is 
expected to continue in the short term.

Emerald
Most of the champagne locations in Emerald 
are modern owner-occupier estates.  The entry 
level into these areas is a three-bedroom, two-
bathroom unit starting at $230,000. These best 
location areas are mostly under ten years old, 
have large architecturally designed homes, are 
owner-occupied, well maintained and presented 
and usually come with a pool or shed. Scattered 
throughout these estates are strata titled duplex 
units. Otherwise to pick up a modern good quality 
home on a lower budget would mean buying a 
property in a modern estate but that is flood liable.  

Townsville
Some of Townsville’s most desirable suburbs 
include those located within close proximity to the 
City Centre and Strand foreshores.  These include 
the suburbs of North Ward, Belgian Gardens and 
Castle Hill.
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Adelaide 
The worst house on the best street is the war cry 
of those purchasers trying to tap into the keg of 
the champagne location. This mentality produces a 
different breed of buyer. A buyer who will sacrifice 
creature comforts, who will spend years waiting for 
the right property and who will downsize for the 
upside. 

An abundance of champagne locations can be 
found within the inner-ring particularly to the 
north, south and east of the CBD. Purchasers 
are drawn to these locations for their proximity 
to Adelaide’s East End, North Adelaide and the 
Adelaide Parklands. Further, these locations are 
situated in proximity to a vast array of community 
services and facilities. Considered champagne 
are the suburbs of Walkerville to the north, 
Unley Park to the south and Norwood to the 
east. Equally the bubbles could be sprayed the 
length of those western suburbs which straddle 
the metropolitan beaches. Henley Beach Road 
provides a direct transport route west of the CBD 
with the suburb of Henley Beach situated at its 
conclusion. With the popular Henley Square at 
its epicentre, this is one of the most in demand 
beachside suburbs.

To buy at the entry point in these suburbs, 
purchasers will need to make sacrifices and seek 
out what other purchasers view as the undesirable. 
Properties at the entry price point may be poorly 
located within the suburb, may provide limited 
accommodation, may have no off-street parking 
and may be in poor condition. An open mind has 

to be kept for those desperately wanting to be in a 
specific location.

Walkerville is located within four kilometres of the 
CBD and is characterised by turn of the century 
homes on large allotments. Traditional 1960s to 
1970s units are scattered throughout the suburb 
with the refurbished Transport SA building known as 
The Watson providing Walkerville’s first multi-level 
apartment complex. The suburb centres around 
the retail and dining precinct of Walkerville Terrace. 
Church Street, Walkerville is considered one of the 
premier streets within the suburb. Walkerville has 
a median dwelling value of $1.25 million and an 
entry price point of $750,000 to $950,000 and 
median unit value of $375,000 and an entry price 
point of $200,000 to $400,000. 

Walkerville Source: maps.sa.gov.au/plb/ 

The lowest dwelling transaction within Walkerville 
in the past nine months was that of 4 Lansdowne 
Terrace which achieved a sale price of $795,000. 
This is an original character dwelling disposed as 

three bedrooms and one bathroom on an allotment 
of 630 square metres. The property is located in 
proximity to a major arterial road and is situated a 
significant distance away from the hustle and bustle 
of Walkerville Terrace. 

4 Lansdowne Terrace Walkerville Source: realestate.com.au  

Norwood is situated approximately three kilometres 
east of the Adelaide CBD and provides a mixture 
of property types from substantial heritage homes 
and historical settlers cottages to recent multi-
level infill developments such as The Bath Hotel 
and Nuova Apartments. The heart of Norwood 
is The Parade which is central to the suburb. The 
Parade is one of the premier retail, entertainment 
and dining precincts in suburban Adelaide. Of the 
inner ring champagne suburbs, Norwood provides 
one of the lowest entry points given the large 
variety of property types. Norwood has a median 
dwelling value of $790,000 and an entry price 
point of $500,000 to $700,000 and a median 
unit value of $540,000 and an entry price point 
of $200,000  to $400,000.

South Australia
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accessed directly from the CBD via Henley Beach 
Road. Henley Beach is spotted with coffee shops 
and eateries with Henley Square being the central 
meeting place. With a flat landscape providing 
limited opportunity for ocean or beach views, 
price levels drastically increase with proximity to 
the water’s edge. This provides purchasers the 
ability to buy close to the beach at a fraction of the 
price of the properties with beach frontage. The 
Esplanade and Seaview Road are considered to be 
the most desirable streets within Henley Beach.  
Henley Beach has a median dwelling value of 
$905,000 and an entry price point of $550,000 
to $750,000 and a median unit value of 
$520,000 and an entry price point of $250,000 
to $350,000.

Henley Beach Source: maps.sa.gov.au/plb/  

At the bottom end of the market and below 
the typically accepted entry point is 69 Wright 
Street, Henley Beach which achieved a sale price 
of $520,000. This is a 1950s conventional style 
dwelling disposed as three bedrooms and one 
bathroom. A rear portion of the allotment has 
been subdivided leaving the property with 310 
square metres of land. The property is conveniently 
located opposite a reserve and within 700 metres 
of the beach. 

most desirable streets within Unley Park. Unley 
Park has a median dwelling value of $1.85 million 
and an entry price point of $1.2 million to $1.4 
million. 

Unley Park Source: maps.sa.gov.au/plb/     

Representing the market entry point in Unley Park 
is 11 Greer Street, Unley Park which achieved a sale 
price of $1.265 million. This property provides a 
well-presented character bungalow disposed as 
three bedrooms and two bathrooms. The dwelling 
is situated on a 668 square metre allotment and 
features a swimming pool. 

11 Greer Street Unley Park Source: realestate.com.au  

Situated 12 kilometres west of the CBD is the 
beachside suburb of Henley Beach. This suburb is 

Norwood Source: maps.sa.gov.au/plb/   

Purchased in the beer budget price bracket was 116 
Sydenham Road, Norwood which achieved a sale 
price of $555,000. This property comprises an 
updated detached settlers cottage disposed as two 
bedrooms and one bathroom on 206 square metres 
of land. Off-street parking is awkwardly accessed 
via a shared laneway. 

116 Sydenham Road Norwood Source: realestate.com.au  

The suburb of Unley Park is situated approximately 
four kilometres south of the Adelaide CBD. This 
suburb is characterised by heritage homes on 
large allotments. Purchasers are drawn to Unley 
Park with its proximity to the shopping and dining 
precincts of King William and Unley Roads. Victoria 
Avenue and Northgate Terrace are considered the 
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centrally located, situated on approximately 932 
square metres with absolute beach frontage and 
ocean views.

   

15 Wrattonbully Road Source: CoreLogic 

15 Wrattonbully Road Source: CoreLogic 

If you wanted to buy a cheap property on Bay Road 
or Ferrers Street, the price for absolute entry level 
may be between $250,000 and $350,000. These 
are highly sought-after locations though so they 
are tightly held. Within this price range dwellings 
are generally smaller, original dwellings situated 
on smaller allotments and are of an inferior quality 
to the champagne dwellings. These properties will 
require renovation works and extensive capital 
expenditure to bring to a high quality.

and $900,000. Within this price range, dwellings 
are of a high quality and are generally renovated 
character dwellings situated on large allotments, 
such as the recent sales below.

61 Bay Road - $775,000. A circa 1910 character dwelling situated on 1,962 
square metres. Source: CoreLogic 

48 Ferrers Street - $720,000. A circa 1930 character dwelling situated on 
2,158 square metres. Source: CoreLogic 

For those looking at purchasing a good quality 
property situated along the Robe Esplanade or 
with an ocean frontage with good ocean views, 
they would be looking at a price range of anywhere 
between $800,000 and $1.9 million. Properties 
within this price range will generally be on a good 
size residential allotment and have direct ocean 
views. $1.85 million is one of the highest prices paid 
for a property in Robe in recent years and is shown 
below. This is a large, modern, two-storey dwelling, 

69 Wright Street Henley Beach Source: realestate.com.au  

Investors looking in these suburbs are typically 
playing the long game as gross rental yields are 
well below the accepted six to seven per cent. 
Buying at the entry level price point in these 
suburbs would provide an investor the ability to 
value add or long-term hold to achieve the benefits 
of capital growth.

The suburbs of Medindie, Norwood, Unley Park and 
Henley Beach are only a fraction of the champagne 
locations within metropolitan Adelaide. There are 
plenty of properties out there for those South 
Australians who use beer as their currency. All 
they have to do is wait and watch and before they 
know it, they’ll be cracking the top off a cold one in 
celebration of a new buy. 

Mount Gambier
Within Mount Gambier, two of the most sought-
after locations are Bay Road and Ferrers Street. 
These are centrally located and property types 
here are mostly old character dwellings situated 
on large allotments. We would also consider the 
small coastal town of Robe to be one of our best 
locations, specifically those properties which 
feature an ocean view or are centrally located.

For those wishing to purchase a good quality 
property on Bay Road or Ferrers Street, they would 
be looking at a price range between $500,000 
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compromises, it still gives you the option of entry 
into the market within these champagne locations. 
If you’re buying at the bottom end of a champagne 
location, you’re buying in an area that has 
previously been known to grow in value and this 
may benefit your property in the future.

In Mount Gambier, there isn’t really much difference 
between buying a home and buying an investment 
property in these areas, whereas in Robe most 
properties are purchased as investment properties 
or holiday rentals.

The price for absolute entry level for properties 
situated along the Robe Esplanade may be 
approximately $400,000 to $500,000. However 
most of this price is for the value of the land, 
with the dwelling and site improvements not 
contributing a significant amount of value to the 
property. An example is shown below.

82 Esplanade - $490,000 Source: CoreLogic 

82 Esplanade - $490,000 Source: CoreLogic 

As mentioned above, some of the compromises 
for buying a beer budget property in these 
champagne locations could include the size of 
the allotment, the condition of the dwelling and 
site improvements, the overall quality of the 
improvements and even the property type. While 
buying at the bottom end may require some 
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Perth
In this edition, we look at some of the best locations 
within the Perth metro area and whilst there are 
a plethora of suburbs we could discuss, we have 
narrowed it down to the iconic beachside suburb of 
Cottesloe, the coastal suburb of North Coogee, the 
riverside suburb of Salter Point and the character 
filled suburb of Subiaco.

Cottesloe
Cottesloe is a coastal suburb situated approximately 
10.5 kilometres south-west of the Perth CBD. 
Revered for its beach-side lifestyle, Cottesloe boasts 
several pubs, restaurants and cafés along Marine 
Parade including The Blue Duck and Ocean Beach 
Hotel. Other amenities in the area include Sea View 
Golf Club, Cottesloe Tennis Club, Cottesloe Rugby 
Union Football Club, Dog Beach, Deane Street Beach 
and of course the famous Cottesloe Beach. The 
Fremantle train line runs along the eastern side of 
Cottesloe making transport to the CBD easy, with 
four different stops at Victoria Street, Mosman Park, 
Cottesloe and Grant Street.

Cottesloe’s housing options predominantly consist 
of fully detached dwellings on lots that vary in 
size and elevation. Views also differ significantly 
by location due to the inclining contour of the 
streets. Generally, properties within 300 metres 
of the coast are more likely to enjoy the benefits 

of ocean views however this varies from street to 
street. Looking south, some properties benefit from 
distant views of North Fremantle and Mosman Park; 
looking east you will most likely see along Stirling 
Highway and into Peppermint Grove; and if you live 
to the north and are northern facing, you may have 
views of Swanbourne.

As an estimate, the median lot size in Cottesloe is 
close to 650 square metres. Dwellings in Cottesloe 
also vary substantially from original 1940s builds 
up to modern luxury residences with most homes 
benefiting from at least some form of renovation 
over their life span.

Realestate.com.au currently has 93 listings for 
Cottesloe including apartments, units, townhouses, 
detached homes and vacant land with 14 per cent 
of stock currently under contract. Recent vacant 
land sales in the area suggest a wide range of land 
values from $1,600 per square metre in inferior 
locations with irregular shaped lots to upwards of 
$6,000 per square metre for lots with significant 
views close to the coast line.

The median house price in Cottesloe is currently 
$2.145 million, up 0.9 per cent from the September 
2018 quarter and up 0.2 per cent since the end of 
2017. The median unit price is $865,000, up 8.8 per 
cent since the end of 2017. 

Unit at Overton Gardens, Cottesloe Source: CoreLogic 

This Overton Gardens property (pictured above) 
sold for $2.25 million in September 2018 as part 
of a modern unit complex at Overton Gardens, 
Cottesloe. On a 225 square metre allotment, 
this dwelling consists of three bedrooms, two 
bathrooms and two car spaces and was built to a 
high specification.  

Brighton Street, Cottesloe Source: CoreLogic 

This property (shown above) was built in 2000 
and is located 400 metres inland at the northern 
end of Cottesloe on Brighton Street. It comprises 
four bedrooms, two bathrooms, a double garage 

Western Australia

Dwellings in Cottesloe also vary substantially from original 1940s 
builds up to modern luxury residences with most homes benefiting 
from at least some form of renovation over their lifespan.
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Cottesloe, as below this point you’re really only 
looking at properties with two bedrooms. Good 
news if you do manage to purchase fully-detached 
property in Cottesloe though, as it has historically 
been fair in value increases, averaging three 
per cent price growth over the past five years 
compared to growth in the Perth metro region of 
minus 0.8 per cent.

North Coogee 
North Coogee is a developing coastal suburb in 
the City of Cockburn, situated approximately 18.5 
kilometres south-west of the Perth CBD and less 
than five kilometres south of Fremantle. North 
Coogee was created in late 2006 incorporating 
the surrounding suburbs of Hamilton Hill, 
Spearwood and Coogee and is said to be home 
to a few of Fremantle Football Club’s recent 
stars. South Beach and Port Coogee are the 
two primary residential estates in North Coogee 
comprising quality multi-level residences, modern 
strata dwellings and vacant lots.

North Coogee has a few parks and reserves close 
by and is in close proximity to Coogee Beach 
and Woodman Point. The Port Coogee Village 
Shopping Centre provides shopping resources for 
local residents. Getting to the Perth CBD via public 
transport is fairly simple from North Coogee as a 
bus goes directly to Fremantle Train Station which 
can then be used to get to Perth at a travel time of 
under one hour.

Realestate.com.au currently has 158 total listings 
for North Coogee including apartments, units, 
townhouses, detached homes and vacant land, with 
11% of stock currently under contract.

The current median house price in North 
Coogee is $1.165 million, remaining stable over 
the December 2018 quarter but increasing 2.9 
per cent in the past year. The unit median is 

entry level for a fully-detached home. It is located 
on the north-east perimeter of the suburb facing 
south-east and looks out onto West Coast Highway 
which would be undesirable to most. The dwelling 
was originally built in circa 1969 and has a mostly 
renovated interior. It comprises four bedrooms, 
one bathroom and a pool on 537 square metres 
of land. The exterior has been left untouched. 
Whilst it is being marketed without an asking price, 
expectations are in the low to mid $1 million range. 

 

Cottesloe Heights at McNamara Way, Cottesloe Source: CoreLogic 

For many of us, significant compromises would 
have to be made in order to own a Cottesloe 
address. The easiest way to buy into this market is 
to extinguish your desire of owning fully-detached 
property. The cheapest unit or apartment on the 
market in Cottesloe currently is a one-bedroom, 
one-bathroom and one-car space, 45 square metre, 
circa 1965 unit on McNamara Way (pictured above) 
that backs onto Stirling Highway. The owners are 
taking offers above $245,000. Understandably this 
is probably not the level of sacrifice that most would 
be willing to make in order to own property in such a 
prestigious suburb.

For couples who have children, unless you can 
afford purchases above the $1 million mark it is 
unlikely that you would be buying property in 

and a pool on a 629 square metre allotment. It 
sold for $2.28 million in November 2018 after just 
four days of listing, proving strength in Perth’s 
prestige market.

Facade at Athelstan Road, Cottesloe Source: CoreLogic 

This two-storey dwelling (pictured above) was 
originally built in 1956 but has been significantly 
renovated since that time. The dwelling comprises a 
pool, five bedrooms, four bathrooms and a double 
garage on an 817 square metre sloping allotment. 
It sold for $2.35 million in June 2018 after 132 days 
on the market – $150,000 under the original asking 
price of $2.5 million.

 

Facade at Curtin Avenue, Cottesloe Source: CoreLogic 

This Curtin Avenue property (shown above) is an 
example of what you can purchase in Cottesloe at 
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For units, absolute 
entry-level property 
starts at around 
$250,000. This would 
get you a circa 2014, 
one-bedroom, one-
bathroom unit on 
Breaksea Drive, further 
out from the marina. On 
Shoalwater Street you 
can get one-bedroom, 
one-bathroom units 
from $320,000.

For vacant land within Port Coogee, 180 to 250 
square metre lots have been selling for $305,000 
to $385,000 over the past year. If you are looking 
at buying established fully-detached dwellings then 
you will be looking at just under $1 million for the 
cheapest product. If you are willing to look at semi-
detached townhouses then prices start from about 
$600,000 for a three-bedroom, two-bathroom.

Generally, most purchasers would have to 
compromise on lot size or property type to own an 
address in North Coogee, but if you love a relaxing, 
marina lifestyle then North Coogee is definitely 
worth looking into.

Salter Point
Salter Point is situated eight kilometres directly 
south of the CBD in the City of South Perth. Access 
to the city is simple as the Kwinana Freeway runs 
adjacent on the suburb’s western border. Salter 
Point is surrounded by the Canning River on the 
west, south and south east, with properties along 
Stitfold Promenade, Edgewater Road, River Way 
and Salter Point Parade enjoying these riverfront 
views. Curtin University is less than three kilometres 
away and there are a plethora of schools and other 
amenities close by, including Aquinas College.

Current Development at Othello Quays, North Coogee  
Source: Department Of Planning, Lands & Heritage 

Othello Quays (pictured above) is the closest you 
will get to the centre of Perth for marina living with 
direct access to a canal from your backyard. Similar 
to the canals seen in Mandurah, these lots vary in 
size and value but are generally around $1,500 per 
square metre for vacant land. 

 

65 Ocean Drive, North Coogee Source: CoreLogic 

This property (pictured above) is part of the 
beach-front strata development mentioned before. 
On completion, it will feature three bedrooms, two 
bathrooms and a double garage on a 254 square 
metre allotment. It was purchased off-the-plan for 
$2.1 million in January 2019.

$560,000, down 23.3 per cent from the end of 
2017, but up 3.9 per cent in the past quarter. This 
figure is susceptible to fluctuations as often the 
expensive penthouse and top floor apartments 
are purchased quickest in new complexes and 
as such, when the rest of the cheaper product is 
purchased in the months or year following there 
is a quick decline in the median price. Also, Perth 
is still feeling the effects of low population growth 
and as such, demand has eased.

North Coogee’s housing options are limited in 
age as it is a newly developed area, however it 
is quite diverse in product type. There are a few 
apartment complexes on Coromandel Approach, 
Orsino Boulevard and O’Connor Close. These 
offer apartments from 82 to 270 square metres 
with one-bedroom and one-bathroom, to three-
bedroom and two-bathroom units, as well as an 
array of views from inland, to marina, to ocean 
scenes. Along Ocean Drive there are a number of 
prestige strata development townhouses which are 
currently being purchased off-the-plan.

Slightly further inland there is the standard form 
land development on 300 to 600 square metre 
allotments. Two-storey fully detached dwellings are 
usually seen here. 

Artist Impression - Othello Quays, North Coogee Source: Realestate.com.au 

 

158
current listings for 
North Coogee on 
realestate.com.au 
with 11% of stock 
currently under 

contract.
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Sulman Avenue, Salter Point Source: CoreLogic 

The cheapest property currently for sale is this 
back-lot duplex subdivision on Sulman Avenue. Built 
circa 1981 it has been substantially renovated inside 
and comprises three bedrooms, one bathroom, a 
double garage and a pool. The owners are currently 
taking offers from $749,000.

There aren’t too many options for buying into this 
location at a low price. The best chance to get into 
this market would be to find an older property on 
a small subdivided lot, but these are few and far 
between.

Subiaco
Subiaco is an inner-western suburb situated just 
over three kilometres west of the Perth CBD. It is 
famous for having an abundance of restaurants, 
pubs, cafes and bars all surrounding The Regal 
Theatre, with Patersons Stadium (Subiaco Oval) 
being the former home of football in Western 
Australia. Other amenities around Subiaco include 
Lords Recreational Centre, Subi Square (shopping 
complex) and the Fremantle Train Line with stations 
at Daglish, Subiaco and West Leederville. 

Subiaco has a very diverse array of property from 
residential, to commercial offices and retail. On the 
residential side Subiaco is, again, extremely diverse 
in nature. Most single residential lots are between 

discounted their asking price by $225,000 in order 
to sell.

 

Stitfold Promenade, Salter Point Source: CoreLogic  

View at Stitford Promenade, Salter Point Source: CoreLogic 

This two-storey property at Stitfold Promenade 
(pictured above) sold in March 2018 for $1.3 million. 
It comprises four bedrooms, two bathrooms, a 
double garage and a large alfresco area. The 542 
square metre lot also has sweeping north-westerly 
views over the Canning River and the Kwinana 
Freeway.

Entry into Salter Point starts from around the 
$700,000 mark. Vacant lots in the Roebuck Drive 
subdivision start from $570,000 for 315 square 
metres. 

Housing in Salter Point is almost all single 
residential or duplex subdivisions. Older lots from 
development during the 1960s are generally 
greater than 750 square metres unless they have 
been subdivided. More development occurred 
in the late 1990s, creating lots of around 400 to 
500 square metres and more recently developers 
purchased a portion of bushland next to Aquinas 
College (adjoining Roebuck Drive and Redmond 
Street) and have subdivided it into 27 separate lots 
ranging from 315 to 485 square metres.

Salter Point is known as a fairly affluent suburb, 
with a median house price of $1.257 million. This 
figure has grown 9.3 per cent since the beginning 
of 2018 and 7.9 per cent in the December 2018 
quarter.  There are 60 properties for sale currently 
on Realestate.com.au including retirement living, 
vacant land and established dwellings with only one 
property being under offer at present.

 

Hogg Avenue, Salter Point Source: CoreLogic 

Pictured above is an example of a property which 
recently sold close to Salter Point’s median 
house price. This Hogg Avenue dwelling was built 
circa 2003 and comprises four bedrooms, two 
bathrooms and a double garage on a 450 square 
metre allotment. It sold in October 2018 for $1.225 
million after 147 days on the market. The vendors 
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This property (shown 
above) on Roydhouse 
Street is in a low-rise 
apartment complex. 
Built circa 2003, 
it consists of two 
bedrooms, one 
bathroom, and has one 
dedicated car space. It 
sold in January 2019 
(just above Subiaco’s 
unit median) for 
$516,500 after 143 days 
on the market. 

Due to the variety of product type and age 
available in Subiaco, entry into this market is easy 
if you don’t need much space and are happy with a 
dated dwelling. 

 

Bagot Road, Subiaco Source: CoreLogic 

This 1960s unit is the cheapest property available 
in Subiaco currently. It has one combined living and 
bedroom space, one bathroom and a small kitchen. 
The vendors are offering this 41 square metre space 
for $248,000. This property is as entry-level as it 
gets in Subiaco. 

For townhouses, the cheapest available properties 

for $1.38 million in November 2018 after 77 days 
on the market. The vendors ended up selling the 
property for $70,000 below their original asking 
price of $1.45 million. This property represents the 
median house price in Subiaco.

 

Union Street, Subiaco Source: CoreLogic 

This period property (pictured above) sold in May 
2018 for $1.375 million after only five days on the 
market at $80,000 above the original asking price 
of $1.295 million. This character dwelling features 
circa 1925 tuck-pointed brick and Marseilles tile 
construction with three bedrooms, one bathroom 
and one car space on a 501 square metre allotment. 
It is a wonderful example of the demand for old 
dwellings with period features that people love to 
renovate or extend. 

 

Roydhouse Street, Subiaco Source: CoreLogic 

400 and 600 square metres and are of a slender 
rectangular shape, with many of the dwellings 
having a character or heritage facade. There are 
around 2,000 houses and townhouses in Subiaco 
at present, and about 3,000 units and apartments, 
with more currently in development. Most of the 
suburb’s recent development is situated in the 
north-west corner.

There are 107 properties for sale in Subiaco on 
Realestate.com.au, with 20 per cent of stock 
currently under contract.

The median house price in Subiaco is currently 
$1.3075 million, growing 4.6 per cent over the past 
year but down by 1.5 per cent in the December 
quarter 2018. Subiaco’s median unit price settled 
at $500,000, declining 7.2 per cent from the year 
previous and down 3.9 per cent in the December 
quarter 2018. The decrease in the median unit price 
can likely be attributed to the influx of off-the-
plan apartment purchases around Perth’s central 
suburbs.

Allora Avenue, Subiaco Source: CoreLogic 

The property shown above is a two-storey, circa 
2006 build on a snug 281 square metre allotment. 
It comprises three bedrooms, three bathrooms, a 
double garage to the rear, a pool and a spa. It sold 

107
current listings  
for Subiaco on  

realestate.com.au 
with 20% of stock 

currently under 
contract.
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this has been exhausted it could be a while before 
another significant subdivision development enters 
the market. This would put a squeeze of supply and 
therefore one would assume that this will place 
upward pressure on values in the suburb.

Southwest WA
One of the more desirable locations in the 
South West is Dunsborough, a tourist town of 
approximately 5,000 inhabitants which swells 
to over double that during the holiday seasons. 
Dunsborough is a strategically located suburb 
which has good access to Geographe Bay and is 
close to the pristine beaches of Eagle Bay, Bunker 
Bay and Yallingup. Furthermore, it is situated at the 
northern end of the Margaret River wine region and 
is conveniently located close to many significant 
wineries.

Properties with ocean views and particularly ocean 
frontage can sell for over $4 million, however take a 
step back into the Old Dunsborough locality and the 
average value range drops to around $1.3 million to 
$1.5 million. Still not what many would consider to 
be affordable.

This is similar in the sections closer to the Bay 
such as Peppermint Drive with values in the range 
of $900,000 to $1.1 million. However if you go 
back another street from the bay, values drop 
significantly with an average value of $600,000 to 
$700,000. Again still perhaps out of the average 
beer drinker’s price range.

The Dunsborough Lakes area offers a more 
affordable entry into this desirable location. 
The older areas in Dunsborough Lakes such as 
Brookland Loop and Amberley Loop have values 
in the low $400,000 and the newer areas at the 
southern end of the Lakes have entry levels of 
$450,000 to $500,000. You could even build 
your own modern project style home for under 
$450,000.

The Lakes is particularly attractive as the 
subdivision is quickly running out of land, with less 
than two years of future land stock available. Once 

start from about $650,000. This would get you a 
modest 1980s, two-bedroom, one-bathroom strata 
dwelling with one or two car spaces on under 200 
square metres of land.

Rupert Street, Subiaco Source: CoreLogic 

The property shown above represents absolute 
entry level for a semi-detached dwelling. For 
$835,000 you can purchase a circa 1920, partially 
renovated dwelling on a 233 square metre 
allotment with period features, two bedrooms, one 
bathroom and two car spaces.

The compromises needed to buy into the Subiaco 
location may be a mix of land size, property type, 
condition or age. As Subiaco has such a diverse 
profile, most people should be able to purchase 
some type of property here if they are flexible in 
their wants and needs.

If you are economically driven, then being 
flexible can provide lucrative outcomes. Making 
compromises on your ideal home or living situation 
can allow you to purchase larger lots in suburbs 
with potential for value increases. It is always a 
good idea to engage a professional when making 
decisions on property purchases.
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Darwin
It’s been known that Darwin’s most sought-after 
suburbs are Fannie Bay, Parap and Larrakeyah 
which are located close to the coast line for the 
beach views and close to Darwin’s CBD.

The Darwin market has declined in the past couple 
of years and the prime locations have not been 
immune to the fall in values, however for most, 
these locations are still outside the affordable price 
bracket.

So where to look? For the inner-city close to the 
CBD and some water views, Stuart Park comes up 
trumps. However, if you want the coastline seaside 
vibes you can’t go past Rapid Creek, particularly 
being so close to the northern suburbs prime 
location of Nightcliff. 

Stuart Park is an inner Darwin suburb located 
approximately three radial kilometres from the 
Darwin CBD. It consists of mainly single residential 
dwellings and medium to high-density unit 
development. The area is well serviced by schools, 
shops, parks and public transport and appeals 
to a mix of owner-occupiers and investors. Most 
of Stuart Park is older pre-cyclone elevated and 
ground level dwellings, however there are many 
that are starting to be renovated and modernised. 
The current median house price in Stuart Park is 
$660,000, which is down from $735,000 in 2016. 
Ground-level dwellings are known to be slightly 
cheaper than elevated dwellings. Currently a 
three-bedroom, one-bathroom, pre-cyclone brick 
dwelling, which has been renovated throughout 
and features an in-ground spa pool, is listed for sale 

at $539,000. A three-bedroom elevated dwelling 
which has been fully renovated to a modern 
standard located opposite parkland and featuring 
an in-ground pool sold in January for $640,000. 

The current median unit price is $360,000, which 
is also down from $450,000 in 2016. Currently two-
bedroom,  
one-bathroom, 
partly updated units 
are listed for sale 
between $189,000 
and $260,000. The 
cheapest of them all is 
a two-bedroom, one-
bathroom updated top 
floor unit within a two-
storey complex listed 
at $149,000. The only 
downside to this bargain 
is that it’s located on the 
Stuart Highway, which 
is the main arterial road 
into the Darwin CBD. An additional bathroom to a 
two-bedroom unit brings the price bracket up to 
$290,000 to $310,000, with some of the newer 
developments being in the mid to high $300,000. 
Three-bedroom, two-bathroom units are ranging 
from $335,000 to $380,000. However, there is one 
property listed at a bargain buy of $312,000. This 
top floor unit is original to its 1997 built condition 
with some upgrades to the air conditioners, hot 
water system and window treatments and has a 
balcony with harbour views! There is even a lift and 
two-car spaces. 

View from the unit Source: realestate.com.au 

For investors, Stuart Park has a mass of units 
and apartments. The median rent for a two-
bedroom unit is $380 per week and the median 
price is $310,000; this gives a return of 6.3 per 
cent. Three-bedroom units have a median rent of 
$475 per week and the median price is $420,000, 
which gives a return of six per cent, however 
dwellings don’t fare as well with returns of 4.7 
per cent, based on the median rental of $600  
per week.

Rapid Creek is a northern Darwin suburb located 
approximately ten radial kilometres from the 
Darwin CBD and close to the Nightcliff foreshore 
area. It consists mainly of single residential 
dwellings and low to medium density unit 
development. The area is well serviced by schools, 
Nightcliff Shopping Centre, parks and public 
transport, while being close to Casuarina Shopping 
Centre, Charles Darwin University and Royal 
Darwin Hospital. The suburb appeals to a mix of 
owner-occupiers and investors. 

Northern Territory

$660,000 
current median  
house price in  
Stuart Park,  
down from  

$735,000 in 2016.
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Three-bedroom dwellings on 300 to 450 square 
metre allotments range in asking price from 
$385,000 to $420,000. Average four-bedroom 
dwellings range in asking price from $495,000 
to $550,000. However, there are two exceptions. 
There is currently a four-bedroom, two-bathroom 
dwelling with an asking price of offers over 
$399,000. Located on Woodlake Boulevard and 
set on a 464 square metre lot, the dwelling is an 
ex-DHA dwelling with average quality fit out and 
garden shed. The second is a four-bedroom, two-
bathroom dwelling with offers over $445,000. This 
dwelling has a larger 656 square metre allotment 
and is located on a cul de 
sac street close to 
parklands. 

For investors, the 
median rent for a 
three-bedroom dwelling 
is $430 per week and 
the median price is 
$428,000; this gives a 
return of 5.2 per cent. 
Four-bedroom dwellings 
have a median rent of 
$420 per week and 
the median price is 
$542,000, which gives a 
return of five per cent.  

The short to medium term outlook for Darwin 
and Palmerston is still difficult with no sign of 
the market improving. While the number of 
transactions has remained steady and government 
incentives entice first home buyers, the declining 
population and poor state of the economy does not 
help the property market. Long-term investment 
in any of the champagne locations will eventually 
prosper as these locations are generally the first to 
show signs of growth. 

to $410,000. The prime location of Rapid Creek 
is Casuarina Drive (the esplanade). Units along 
Casuarina Drive have higher asking prices with 
two-bedroom units ranging from $320,000 to 
$420,000 and three-bedroom units ranging from 
$440,000 to $485,000. Some of these units 
have great ocean views and are located close to 
the Nightcliff Pool, café and Beachfront Hotel.

While Nightcliff is not normally considered to be 
beer budget, it is worth keeping an eye on the 
listings for that rare gem that comes onto the 
market. There have been some basic three and 
four-bedroom dwellings listed for prices below 
$600,000 and units selling for prices similar to 
Rapid Creek.

Palmerston is a satellite city located approximately 
21 kilometres south-east of Darwin. The champagne 
suburb for beer budget in Palmerston is Durack.

Durack is located within two radial kilometres of 
the Palmerston CBD. It was originally developed 
by Delfin in 1995 and features modern, single 
residential dwellings and some low-density unit 
development intertwined amongst parklands, 
lakes and a golf course. The area is well serviced 
by schools, Palmerston and Gateway Shopping 
Centres, Charles Darwin University, the Water Park 
and public transport and appeals to a mix of owner-
occupiers and investors.

The current median house price for Durack is 
$468,000, down from $475,000 in 2015. Durack 
had many dwellings built by Defence Housing 
Australia (DHA), which were managed and leased 
by DHA. These dwellings have become surplus to 
DHA and put to the market providing solid, good 
sized dwellings for buyers. Whilst dated and with 
average quality fit-out, the dwellings are all well 
maintained, have an en suite bathroom and most 
are recently painted and feature a garden shed. 

Rapid Creek is an older suburb with a mix of 
pre and post-cyclone elevated and ground level 
dwellings. Many of these dwellings are starting to 
be renovated and modernised, however there are 
some that are still in original condition. The current 
median house price in Rapid Creek is $555,000, 
which is down from $672,000 in 2015. Currently a 
three-bedroom, one-bathroom pre-cyclone brick 
dwelling, which has been updated over time to an 
average quality, on a 919 square metre allotment, 
is listed for sale at $515,000. A renovated three-
bedroom ground level dwelling on a 929 square 
metre allotment with good gardens and an in-
ground pool recently 
sold for $630,000. An 
elevated three-bedroom 
dwelling on an 873 
square metre allotment, 
which has been updated 
to an average standard 
sold in September 2018 
for $500,000. This 
property represents 
good entry level buying 
as the dwelling is to a 
standard that is easily 
liveable yet the property 
is a blank canvas with 
no additional ancillary 
improvements. A basic 
four-bedroom elevated dwelling is currently on the 
market for offers over $550,000 and an updated 
four-bedroom ground level dwelling has an asking 
price of offers over $570,000. 

The current median unit price is $366,000, 
which is down from $420,000 in 2015. Currently 
two-bedroom, older units are listed for sale 
between $205,000 and $250,000 and three-
bedroom units are listed for sale from $310,000 

$555,000 
current median  
house price in  
Rapid Creek,  

down from  
$672,000 in 2015.

$468,000 
current median  
house price in  

Durack ,  
down from  

$475,000 in 2015.
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Canberra 
That old adage of location, location, location 
is something most of us have heard before. Or 
alternatively you may have heard someone advise 
you to buy the worst house in the best street. 
Generally speaking, both sayings imply that when 
buying real estate, it’s best to buy in a prestigious 
suburb or find a house along that dress circle 
address.

Well, it is! But why, you ask? From a residential 
perspective a good suburb will have a diverse 
number of desirable factors that cement its position 
within a market and that market’s perception. 
But buying real estate in these suburbs can come 
at a price point not everyone can afford. So is 
there a way to find an affordable dwelling within a 
prestigious suburb?

For the purpose of this piece, we’ll look at the 
Gungahlin District in Canberra’s outer north and 
see what suburbs are its best, what the entry level 
prices are and where and what to look for when 
buying at an affordable price point.

Firstly, the Gungahlin District is located 
approximately 13 kilometres north of Canberra 
City and is made up of 16 residential suburbs. 
By postcode, these are: 2618 – Hall; 2911 – Crace; 
2912 – Gungahlin; 2913 - Franklin, Casey, Nicolls, 
Ngunnawal, Taylor and Palmerston; 2914 - 
Harrison, Throsby, Forde, Amaroo, Bonner, 
Moncrieff and Jacka.

The district’s top three suburbs would arguably 
have to be Hall, Nicholls and Forde. Whilst each 

suburb has unique elements that make them 
different from each other, there is an underlying 
common theme of multiple desirable factors across 
all three suburbs. Beginning with establishment 
and green space, the three suburbs are all well 
established. There are minimal vacant residential 
blocks, landscaped streetscapes and established 
private gardens and multiple public green spaces 
such as parks, golf courses and nature reserves 
dotted throughout or straddling the boundary of 
each of the suburbs.

Prices for entry level homes in Hall begin at around 
the $1 million mark, while entry level homes in 
Forde and Nicholls are cheaper and begin at 
around $500,000 to $600,000. Entry-level 
properties in Hall sell for higher as most of the 
blocks are over 2,000 square metres, there is a 
limited amount of residential stock available, which 
is tightly held, and the suburb is well established 
and one of Canberra’s oldest, which is in unique 
contrast to the rest of Gungahlin District’s modern 
residential stock.

When looking at unit titled properties, Hall offers 
a very limited choice of stock and therefore prices 
reflect this with two-bedroom units starting in 
excess of $600,000. Nicholls and Forde offer a 
much larger breadth of choice to suit a range of 
budgets, with entry level two-bedrooms units 

beginning around the low $400,000s, whilst larger 
four-bedroom properties sell around the $600,000 
range. On rare occasions, four-bedroom unit titled 
properties in Nicholls will sell in excess of $700,000 
but properties that sell in this price range are 
afforded the luxury of uninterrupted golf course 
views and directly back onto golf course greens.

Then there is the make-up of the residential stock 
within each of the suburbs. All three tend to be 
characterised by large free standing dwellings 
on large blocks, with smaller free standing and 
duplex style dwellings on smaller courtyard style 
blocks scattered scarcely throughout or confined 
only to a limited location within each suburb. As a 
point of contrast, more affordable suburbs such 
as Ngunnawal and Bonner have sizeable sections 
within their boundaries made up of smaller 
courtyard style blocks, with larger style blocks 
being confined to only certain sections within the 
suburb.

There is also a difference in the proportion of 
residential stock that is comprised of separately 
titled Crown Lease properties and unit titled 
properties. Hall, Nicholls and Forde all have unit 
titled properties within them but relative to the 
proportion of separately titled Crown Lease 
properties, they’re largely outweighed. Of the unit 
titled properties within the three suburbs it is not 

Month in Review
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It almost seems like an oxymoron, to buy an affordable property 
in a prestigious location, but it can be done if you understand that 
compromises may be needed. 



R
E

S
ID

EN
TI

A
L

68

lower density style of construction and choice of 
developments with small body corporate sizes.

Furthermore affordable properties may be 
located along local thoroughfares routes, close to 
commercial and retail amenities or along suburb 
boundaries adjacent to less desirable adjoining 
suburbs.

The compromise here is the potential increase in 
noise and visual aspect issues. However on the 
flip side when choosing unit titled properties, 
proximity to public transport routes along local 
thoroughfares within a suburb can be beneficial as 
private car spots can be a limited luxury for unit 
titled properties.

Although the above piece has been applied 
to suburbs within Gungahlin District, it can be 
generally applied to other locations when looking 
for an opportunity to purchase an affordable 
property within a prestigious suburb. 

uncommon to find smaller sized developments 
with ten or fewer units within the body corporate 
and free standing unit titled townhouses. Generally 
speaking unit titled developments within Hall, 
Nicholls and Forde benefit from an overall lower 
density style of construction.

Given we’ve now had a brief look at some of the 
desirable factors that help make Hall, Nicholls and 
Forde favoured suburbs within Gungahlin District, 
what then is the best way to buy into these suburbs 
at an affordable price point and are there certain 
spots where you can find such properties?

It almost seems like an oxymoron, to buy an 
affordable property in a prestigious location, but it 
can be done if you understand that compromises 
may be needed. Firstly though, when using the term 
affordable property and talking about a prestigious 
location, it is important to understand that it is 
relative to the location you’re searching in.

The most obvious way to get into a prestigious 
location has to do with what type of property you 
buy. As previously mentioned, certain styles of 
property and block sizes tend to be confined to 
certain locations within a prestigious suburb. The 
more affordable properties are often clustered 
around spots characterised by smaller blocks sizes 
and higher density style living, so sections of a 
prestigious suburb where duplex style dwellings 
and courtyard sized blocks are commonly found 
will tend to have overall lower advertised prices 
than sections characterised by large free standing 
dwellings on large blocks.

Unit titled properties also offer an affordable entry 
point into prestigious suburbs and in the case of 
Hall, Nicholls and Forde, they often present more 
desirable developments to buy into than other 
unit titled developments in surrounding suburbs 
such as Moncrieff and Casey due to the overall 

Month in Review
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Hobart 
Just like property price rises, the summer is not 
ending in our southern capital!

Want to buy in a reasonable area but keep some 
coin in the pockets? Taroona (the next suburb south 
of Sandy Bay) is a good place to start. It’s on the 
eastern bank of the Derwent River and thus many 
homes enjoy water views and is readily accessible 
to the shops and schools in Sandy Bay.

While the median price was $735,000 in 2018, for 
those on a budget, cheaper buys still exist.

3 Tower Court is a stand-alone two-bedroom brick 
dwelling on a 558 square metre site which recently 
sold for $475,000. A larger 132 square metre 
weatherboard house on a 675 square metre lot at 8 
Meath Avenue recently settled for $535,000.

 

3 Tower Ct, Taroona Source: realestate.com.au 

On the other side of the river at Lindisfarne, the 
median price is just $520,000. The suburb is 
adjacent to the bridge and given a clear run in, is 

just a hop skip and a jump to the city. Eastlands is 
located in the nearby suburb of Rosny.

A two-bedroom 69 square metre unit at 8 
Ballawinnie Road just transacted for $338,000 
while a larger 148 square metre weatherboard 
three-bedroom home on an 827 square metre lot in 
Cedar Street just sold for $425,000.

For buyers who want the champagne suburb, let’s 
have a look at Battery Point. The median price is 
just north of $1.15 million. Well, for $550,000, a 
compact two-bedroom, 56 square metre unit just 
sold in Battery Square for $577,000.

Larger stand-alone houses are a bit harder to find 
nowadays however. A three-bedroom historic 1890s 
cottage in sought after Waterloo Street on a 235 
square metre lot did sell for $875,000 recently.

In general (as with most locations) the cheaper 
buys are available. It may need a bit of home 
renovation but provides an opportunity to make 
a capital gain. Pricing conditions remain positive, 
underpinned by continued improved economic 
performance and sentiment. 

Tasmania
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Overview 
As this update is being penned, there is some 
hope of cyclones Trevor and Veronica bringing 
much needed rain to many drought-affected 
regions of the country and, fingers crossed, the 
falls are wide spread and of sufficient volume to 
make a positive impact. It seems that from earlier 
this year the fatigue factor of a long dry summer 
and poor outlook had started to impact sales 
activity for many regions with an air of caution in 
the market place.

The cattle market has highlighted this with the EYCI 
falling from 4 February 2019 475c/kg to a low of 
385.25c/kg on 8 March 2019 and a rebound back 
to 441.25 as at 21 March 2019 on the back of some 
rain falling and forward prospects. Agents still 
report good interest and grass buyers are active 
from Longreach north, however other buying 
decisions are being deferred and the corporate 
buyers are not as active as previous years.

This fact is demonstrated in the two charts 
below which highlight the family buyer is now 
the dominant buyer in the Qld market place by 
volume but also value of transactions which is a 
shift from 2016 where the corporate market drove 
the buying activity.   

When the EYCI is then overlayed with the corporate 
activity the correlation for commodity price to sales 
activity is very clearly seen.

If the rains do fall as currently forecast and the 
market kicks again, it will be very interesting to see 
if the buying momentum is maintained or if some 
of the fatigue from the dry softens this side of the 
equation. We may also see an increase in supply 
of property with grass come to the market on a 
wider area than the North Qld flood zone so the 
agents may get very busy again. We’ll have to wait 
and see whether this means increased prices being 
paid above current market peaks, however action 

over the next two-to-three months may well set the 
scene for the next 18 months or so.

Contact:
Tim Lane Ph: 0401 998 648

Central and Western NSW
The rural property market in the Central West 
of New South Wales continues to maintain 
reasonable levels of interest. Listings have been 
somewhat subdued for 2019 due mostly to the 
drought and sub-optimal presentation factors. 
However any properties that have been marketed 
realistically have been selling with the appetite to 
purchase still strong.

A very active rural agent indicated recently that 
sales are still relatively strong on the back of 
limited listings. They indicated that 12 months ago 
there might have been ten to 12 interested parties 
in a listing, now that number is five or six. This 
validates that the market is still active and orderly 
marketed and well-priced properties are moving at 
satisfactory rates.

The Western Division of the state in the more 
marginal area’s sales have definitely slowed, with 
very limited transactions occurring. The drought 
has a very big hold on a large area and paddock 
feed stocks are all but exhausted. Stock have 
been sold down and that will continue as no one is 
confident of a break in the season.

Even goats are struggling for feed especially tagged 
animals behind wire. We recently valued a medium 
sized station in far west New South Wales with full 
goat fencing and saw only four kangaroos on a one-
hour driving inspection and they were under trees 
near water points and weak.

While these drought conditions continue there 
will be limited offerings of property in the western 
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the first substantial listing in the area since mid to 
late 2018. 

We anticipate that demand will remain strong for 
properties located in areas of higher rainfall.

Contact:
Angus Ross Ph: 0427 235 600

Central & Southern NSW 
The weather has played an interesting part in 
the property matrix over the past 18 months. 
Generally when we have seen depleted cash flows 
through lack of feed, eventually there has been 
a corresponding drop in market interest due to 
the inability to service any expansionary ideas. 
Up until recently, from our perspective, it has not 
had the greatest impact on the general property 
market however over the past eight weeks we have 
begun to see decisions made on farm that have 
been prompted by the lack of cash flow and debt 
servicing ability. While this has had some softening 
effect on the level of interest within the general 
market place there is still solid market participation 
at auctions and marketing campaigns, albeit at 
a lower level than previously experienced. This 
drought impact is not as evident in the corporate 
sector as a majority of these purchases are 
undertaken with funds under management and 
not borrowings. In fact we are seeing an increase 
in activity of smaller corporate players at present, 
particularly in central New South Wales around 
the Forbes district where a number of the smaller 
entities have been active searching for properties 
in the $3 million to $7 million range.

We are aware of a transaction under contract at 
present in central New South Wales which does 
involve one of the smaller corporate entities 
mentioned which has been purchased on a sale and 
lease back agreement. The lease equates to a four 

part to the extended dry seasonal conditions. As a 
result, sales volumes have eased.

This trend of tightened supply is a continuation of 
what was seen throughout the past three months 
and throughout 2018.

This tighter supply and limited stock available, in 
the face of reasonably strong demand, may uphold 
value levels somewhat.

Contact:
Craig Johnstone Ph: 0477 800 004

New England & Northern Tablelands
As reported in the March Herron Todd White 
Month in Review, the north-west slopes and plains 
continue to suffer from an extended drought. With 
dry conditions throughout much of this north-west 
region, buyers are looking further afield to areas 
that have fared better than the majority of New 
South Wales.

There are still pockets within the New England 
and Northern Tablelands that have been lucky 
enough to have received rainfall events that 
other areas missed out on. These areas are 
becoming sought after from buyers looking 
for that added longer-term security of higher 
rainfall and also immediate feed for stock. 
There have been a number of more recent sales 
around Guyra, Ben Lomond, Tenterden, Ebor 
and Wongwibinda with sale prices indicating 
that buyers are prepared to pay premium prices 
to secure country that is carrying a large body 
of feed. While there is demand, there are lower 
numbers of listings for larger acreage holdings 
which is contributing to a decrease in the 
number of sales.

Oban View, located to the north-east of Guyra, sold 
under the hammer in March 2019 with good buyer 
interest reported. This 855 hectare holding was 

areas of New South Wales. Our observations and 
discussions with agents indicate that when the 
season breaks properly there will be numerous 
offerings of property (potential over supply) 
and plenty of choice for purchasers. This would 
normally facilitate a flattening of rates and we 
expect that will happen.

Overall, so far the drought has had some slowing of 
transactions and little effect on values and overall 
interest in rural property, however we are now 
in March and the early fodder crops and canola 
planting is not happening. Major rain events need 
to occur in the very short-term as no one can afford 
another tough winter with no crop or pasture 
growing rainfall events.

The major factor now and until there is a break 
in the season is cash flow and the confidence to 
service debt. 

Contact:
Allister Rodgers Ph: 0429 304 496

Central Tablelands
Demand for rural properties remains reasonably 
strong at present.

It appears there is a broad enough cache of buyer 
types, with their different needs and intentions 
for acquiring property, to support this demand. In 
our conversations with landholders and potential 
buyers of properties that are for sale, we learned of 
a number of varying philosophies about purchasing 
property in times of drought.

The number of properties being offered to the 
market has eased throughout 2018 and 2019, due in 

Even goats are  
struggling for feed.
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per cent return on initial investment. This would 
be reflective of the general market now in terms 
of yields with most tenanted properties in the 3.5 
to four per cent range. This is a reflection of the 
substantial increase in underlying land value which 
has resulted in compression of yields as tenants 
are unwilling and unable to afford the previously 
accepted yield range of 4.5 to five per cent.

A recent sale in the Riverina which has just settled 
is the property called The Peak.  This property was 
put out for tender rather than auction and received 
significant interest from local landholders and 
nearby landholders looking to expand. This is a 659 
hectare property subdivided to five main paddocks 
and improved with a basic machinery shed and 
silo. Soils are good quality red loams typical of the 
area.  The property is located 25 kilometres north-
east of Barellan and 25 kilometres south-east of 
Weethalle.  It has now settled and indicates an 
overall improved value of $3,188 per hectare which 
equates to  approximately $1,290 per  acre. This is 
a particularly strong sale and would be considered 
to be setting new benchmark levels for the area to 
the south of Weethalle.

When we look at the property clock of an area, 
knowing when we have hit the top of the market is 
always a retrospective analysis.

In other words, we will only know we have hit the 
top of the market after we have passed it.

We have previously reported the sale of Forest Vale 
in the southern Riverina area around Holbrook 
and Gundagai.  This is a 1,165 hectare open grazing 
property in a well-regarded location on the 
Hume Highway and the sale included substantial 
improvements including a fully renovated circa 
1902 homestead. The reported purchase price 
of the land was $13.25 million which equates to 
$11,373 per hectare overall. Whilst this appears 

only marginally in front of other smaller area sales 
in terms of achieved dollar per hectare rates, it is 
not until we know the details of the balance of the 
contract that we will be able to accurately assess 
the real price paid for the land itself. However after 
consideration of the reported price and the scale 
of the property involved, I believe we will look back 
at this sale and call it the peak of the market for 
this area.

Mind you, only time will tell.

Contact:
Scott Fuller Ph: 0427 077 566

NSW North Coast 
The New South Wales North Coast has been 
relatively fortunate with weather conditions in 
recent years however the recent summer has 
been very dry and hot. January in particular for 
most localities had almost no rainfall. BOM rainfall 
recordings were broadly 23 to 41 per cent of the 
median rainfall for summer and temperatures 
were hotter than average. This weather has 

impacted significantly because summer is a 
crucial growing period on the New South Wales 
North Coast. Sugar cane, soya beans, corn, 
pastures and livestock, stock water dams and 
some horticultural crops have been affected to 
varying degrees depending on the luck of isolated 
rainfalls and whether there is other infrastructure 
in place to assist water availability.

The weather impact on the macadamia nut 
industry is not as evident at this stage. Harvest has 
commenced. Some processors have announced 
2019 harvest pricing of $5.40 per kilogram nut 
in shell at 33 per cent kernel recovery and 10 per 
cent moisture. This is an increase from the 2018 
delivery price of $5.20 per kilogram. This market 
sector remains very strong with strong demand 
for macadamia nut farms. There are very few 
properties listed for sale and indications are of 
values continuing to firm off the back of strong 
net incomes and pleasant lifestyle locations. 
Recent sales of macadamia farms indicate mature 
orchard values of broadly $70,000 to $105,000 
per hectare.

Clarence River at Alice Source: HTW Clarence River at Plains Station Source: HTW 

This weather has impacted significantly because summer is a 
crucial growing period on the New South Wales North Coast.
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market expectations and around double the price 
we would have expected to see three years ago.

Sales of larger scale horticultural properties have 
been slow in recent months and it is considered 
that irrigation water security is contributing to the 
slowing demand. We note that several vendors have 
started including the opportunity to lease some or 
all of the necessary irrigation allocation for several 
years, but they may have to also consider doing 
so at rates which are lower than the current $465 
per megalitre spot market in order to help alleviate 
these concerns.

Many graziers in south western New South Wales 
have now been feeding stock for a long time. Strong 
commodity prices have helped finance this decision, 
however we would expect many landholders are 
now focused solely on maintaining what they have, 
rather than expansion. There still appears to be 
strong underlying demand for grazing country and 
we don’t expect to see values fall, however buyers 
and sellers will be waiting until there are better 
seasonal conditions before negotiating any sales.

There have also been fewer than normal sales 
of dryland cropping properties in the Mallee 
region during the past few months, reflecting the 
nervousness in this sector. We would normally 
expect to see sales activity ramp up between 
October and February, in order to give buyers the 
opportunity to plan their winter cropping programs, 
however both vendors and purchasers appear to be 
waiting to see what coming months bring.

Contact: 
Shane Noonan Ph: 0427 735328
Graeme Whyte Ph: 0427 210466

rainfall events. There are few contingencies in this 
location other than rainfall in the short term and in 
the long-term, farmers relying on irrigation of crops, 
pasture or horticulture from unregulated rivers 
and streams constructing their own on farm water 
storages or ground water bores so that they have 
reliable water supplies when there are low stream 
flows. Graziers have been active in attempting to 
install bores for stock water and some may consider 
constructing more farm dams for stock water and to 
supplement crops. Whilst the New South Wales North 
Coast can be very wet, none the less it is expected that 
in the future farms with access to safe supplementary 
water other than from rainfall will be sought after.

Contact:
Paul O’Keefe Ph: 0409 763 573

Mildura
Water is on everyone’s mind at present, with 
irrigators nervous about allocations in the coming 
season and the dryland and grazing sectors 
nervously waiting for an autumn break.

There have been a number of sales of smaller 
horticultural properties within the irrigation 
districts during recent months and it appears that 
at this sub 20 hectare level, purchasers remain 
active. The volumes of irrigation water required 
are relatively small and at this scale, the possibility 
of paying high costs for temporary irrigation 
entitlement in 2019/20 appears not to have curbed 
buyer appetite yet. Commodity prices for most of 
our local produce and in particular table grapes 
and citrus are at above long term historic prices 
and this is driving current buyer activity.

A current example of a small dried fruit property 
sale involves a 9.5 hectare vineyard in Merbein 
West, which shows around $34,000 per hectare (ex 
water) for good standard vines. This is in line with 

The sugar cane crop will be reduced in 2019 for 
the whole crop and possibly 2020 for two year old 
crops as a result of this recent dry summer period. 
On the back of very low world sugar prices, this 
crop reduction is a potentially significant impact for 
growers, sugar mills and the community. The sugar 
industry relies on crop tonnage throughput to the 
sugar mills as there are significant fixed costs of 
infrastructure and the relatively large direct and 
indirect labour force employed in the three mill 
locations. The continued strong commodity prices 
for macadamia nuts and competition for land is 
also impacting the sugar cane crop as macadamia 
farmers purchase sugar cane land. Summer 
cropping of soya beans has been severely impacted 
with a substantial reduction in plantings. Finishing 
of corn crops has been restricted with some of this 
crop likely to be used for fodder.

Pastures and stock water for many beef and 
dairy graziers are struggling. Farmers relying on 
pumping irrigation water from rivers and streams 
are significantly impacted other than the relatively 
small number who rely on Toonumbar Dam 
west of Kyogle which is currently at 74 per cent 
capacity and irrigators can pump 100 per cent of 
allocations. Toonumbar Dam is the only regulated 
dam on the New South Wales North Coast other 
than farmers having their own on farm dam 
storages. Irrigators relying on unregulated river 
and streams are prevented from pumping water 
when low flows trigger cease to pump rules. Cease 
to pump has occurred in many localities.

The impacts of the summer’s hot dry weather 
on property values are difficult to determine at 
present but lower rainfall will likely result in lower 
production and lower farm annual incomes for many 
farmers, which logically may challenge their ability to 
purchase land. This is a high summer rainfall area and 
a lot of effort historically has been put to drainage of 

Water is on everyone’s  
mind at present.
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the costs involved. In late February, the Border 
Rivers and Moonie Water Plan was issued that 
will allow for both the permanent and temporary 
trading of water within the various zones. This will 
unlikely provide any short-term relief to growers, 
however some irrigators will likely see this as an 
opportunity to acquire further water to secure 
supply. Alternatively, those generally smaller less 
viable operators may look at selling water on a 
temporary or permanent basis to have access to 
cash flow.

Within the Lockyer Valley where significant 
depletion of ground water is being experienced, the 
Queensland Department of Water has gone back 
to the drawing board regarding implementing the 
controversial Central Lockyer Water Plan. There 
is no doubt the system needs to be regulated 
to maintain the most productive country in the 
south-east Queensland. I don’t think anyone would 

that still remains, particularly for irrigators, is the 
lack of surface water and the depletion of ground 
water aquifers. Driving around both the Granite Belt 
and Lockyer Valley there is the general observation 
of the sheer lack of plantings of small cropping 
country. Irrigators on the Granite Belt have been 
carting water in order to maintain existing crops, 
although considered a temporary solution due to 

Echuca
Broadly speaking, most markets have held on 
to gains achieved in the preceding years which 
provided strong gains on historical levels on the 
back of several good years and improved demand. 
The exception has been dairy which has seen some 
significant challenges around reduced terms of 
trade through increased costs and insufficient gains 
in farm gate milk price to offset the increased costs. 
In fact, the value of dairy farms to a large extent 
has been static for an extended period with limited 
demand.

Other cropping and grazing holdings are delicately 
poised and as per normal, we are all looking to 
the forecast to see when the autumn break might 
arrive noting that it does not normally arrive until 
mid-May. Drier than average seasonal conditions 
(and inflows to the major water storages) will create 
massive challenges firstly for the dairy sector and 
secondly for the broader irrigation district which 
is already in short supply based on the trade of 
allocation reaching its highest price ($530 per 
megalitre) since the millennium drought ($1,100 per 
megalitre). Average seasonal conditions including 
a reasonable autumn break for dryland farmers 
will likely see dryland assets continue to rise after 
taking pause for much of 2018.

Contact: 
David Leeds Ph: 0418 594 416

Darling Downs
Just prior to the rain in south-east Queensland, 
we were starting to hear some noise of weakening 
market confidence especially on the Inner Downs. 
This is likely due to the exceptionally dry conditions 
leading up to the mid-March rainfall where the 
Downs and the north-west received circa 20 to 80 
millimetres. Although the rain is very welcome, it’s 
not drought breaking and the issue in many areas 

Sales Lockyer and Granite

Granite Belt Crops Source: HTW 
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disagree that it’s not going to be easy to get the 
balance right between achieving sustainable 
water without impacting the profitability of the 
agricultural industries. The previously put forward 
draft was undoubtedly going to have an impact on 
growers. Any impact on the medium to long term 
profitability in any business will ultimately impact 
its market values.

Overall between the two small cropping markets 
there has been a decline in transactions for the 
2018 year albeit at a low base. Below is a graph of 
the relativity between the Local Authorities which 
broadly reflect similar market trends over the past 
nine years for irrigated and non-irrigated cropping 
country between 20 to 200 hectares. Notably 
the median sale price between both areas is at or 
slightly below 2010 levels. 

Contact: 
Stephen Cameron  Ph: 0438 180 278
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Capital City Property Market Indicators – Houses 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Balanced market Balanced market Balanced market Severe shortage of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Rental Vacancy Trend Increasing Steady Steady Steady Tightening Steady Increasing Steady 

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

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

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

Stage of Property Cycle Declining market Declining market Start of recovery Rising market Bottom of market Approaching peak 
of market 

Approaching bottom 
of market 

Starting to decline 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally Occasionally Frequently 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 
 

                     
 
 

0

1

2

3

4

5

6

Syd
ney

Melb
ourn

e

Bris
bane

Adelaide
Perth

Hob
art

Darw
in

Canberra

Rental Vacancy Trend

Increasing 
Sharply

Increasing

Steady

Tightening

Tightening 
Sharply 0

1

2

3

4

5

6

Syd
ney

Melb
ourn

e

Bris
bane

Adelaide
Perth

Hob
art

Darw
in

Canberra

Demand for New Houses

Very Soft

Soft

Fair

Strong

Very Strong

0

1

2

3

4

5

6

7

8

9

Syd
ney

Melb
ourn

e

Bris
bane

Adelaide
Perth

Hob
art

Darw
in

Canberra

Stage of Property Cycle
Peak of Market

Starting to 

Decline

Approaching 
Peak

Declining Market

Approaching 

Bottom

Rising Market

Month in Review | April 2019



Capital City Property Market Indicators – Units 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

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

Severe shortage of 
available property 
relative to demand 

Large over-supply 
of available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Rental Vacancy Trend Increasing Steady Steady Steady Steady Steady Increasing Steady 

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

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

Increasing 

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

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

Start of recovery Declining market Approaching peak 
of market 

Declining market Declining market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Frequently Occasionally Very frequently Occasionally Occasionally Occasionally Very frequently Very frequently 

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

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Steady Steady Steady Steady Steady Increasing Steady 

Rental Rate Trend Stable Stable Stable Stable Stable Stable Declining Stable 

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

Stage of Property Cycle Approaching peak 
of market 

Peak of market Rising market Start of recovery Bottom of market Rising market Bottom of market Approaching peak 
of market 

Local Economic Situation Steady growth Flat Steady growth Flat Contraction Flat Severe contraction Steady growth 

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

Small Significant Large Significant Large Significant Large Small 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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East Coast New South Wales Property Market Indicators – Houses 
Factor Canberra/ 

Q’beyan Central Coast Coffs Harbour Lismore Mid North Coast Newcastle South East NSW Sydney 

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

Balanced market Shortage of 
available property 
relative to demand 

Shortage of available 
property relative to 
demand 

Over-supply of 
available property 
relative to demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Steady Steady Tightening Tightening Increasing Steady Steady Increasing 

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

Trend in New House 
Construction 

Steady Steady Increasing Steady Steady Steady Increasing Declining 

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

Stage of Property Cycle Starting to decline Starting to decline Starting to decline Peak of market Peak of market Declining market Declining market Declining market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Almost never Frequently Almost never Almost never 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 
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Country New South Wales Property Market Indicators – Houses 
Factor Albury Bathurst Dubbo Tamworth Illawarra 

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

Rental Vacancy Trend Steady Steady Steady Steady Steady 

Demand for New Houses Strong Strong Fair Fair Soft 

Trend in New House Construction Steady Increasing Steady Declining Declining 

Volume of House Sales  Steady Steady Increasing Steady Steady 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Occasionally Very frequently Occasionally Frequently 

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

Q’beyan Central Coast Coffs Harbour Lismore Mid North Coast Newcastle South East NSW Sydney 

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of available 
property relative to 
demand 

Over-supply of 
available property 
relative to demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Steady Steady Tightening Tightening Increasing Steady Steady Increasing 

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

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

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

Stage of Property Cycle Declining market Starting to decline Starting to decline Peak of market Peak of market Declining market Declining market Declining market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Very frequently Occasionally Almost never Almost never Almost never Occasionally Occasionally Frequently 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Country New South Wales Property Market Indicators - Units 
Factor Albury Bathurst Dubbo Tamworth Illawarra 

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

Rental Vacancy Trend Steady Steady Steady Steady Steady 

Demand for New Units Fair Strong Fair Fair Soft 

Trend in New Unit Construction Steady Increasing Declining Declining Declining 

Volume of Unit Sales  Steady Steady Steady Steady Steady 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Occasionally Occasionally Occasionally Frequently 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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East Coast & Country New South Wales Property Market Indicators – Industrial  
Factor Canberra/ Q’beyan Coffs Harbour Lismore Newcastle South East NSW Sydney 

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

Over-supply of available 
property relative to demand 

Over-supply of available 
property relative to 
demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Steady Steady Steady Steady Tightening Steady 

Rental Rate Trend Stable Stable Stable Stable Increasing Stable 

Volume of Property Sales  Steady Declining Steady Declining Increasing Steady 

Stage of Property Cycle Approaching peak of 
market 

Starting to decline Starting to decline Starting to decline Approaching peak of 
market 

Approaching peak of market 

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

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

Small Significant Significant Significant Significant Small 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Victorian and Tasmanian Property Market Indicators – Houses 
Factor Ballarat Bendigo Echuca Gippsland Melbourne Mildura Shepparton Burnie/ 

Devonport Hobart Launceston 

Rental Vacancy Situation Balanced 
market 

Balanced 
market 

Shortage of 
available 
property relative 
to demand 

Balanced market Shortage of 
available property 
relative to 
demand 

Balanced market Shortage of 
available property 
relative to 
demand 

Balanced market Severe 
shortage of 
available 
property relative 
to demand 

Balanced 
market 

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

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

Trend in New House 
Construction 

Increasing Increasing Increasing Increasing Steady Steady Steady Declining Steady Declining 

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

Stage of Property Cycle Rising market Starting to 
decline 

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

Rising market 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasionally Occasionally Almost never Frequently Occasionally Almost never Almost never Almost never Occasionally Almost never 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Victorian and Tasmanian Property Market Indicators – Units 

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

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

Balanced market Balanced market Shortage of 
available property 
relative to 
demand 

Balanced market Balanced market Severe shortage of 
available property 
relative to demand 

Balanced 
market 

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

Demand for New Units Fair Strong Fair Fair Fair Fair Fair Strong Fair 

Trend in New Unit 
Construction 

Steady Steady Steady Steady Declining Steady Declining Steady Declining 

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

Stage of Property Cycle Rising market Starting to decline Rising market Start of recovery Declining market Start of recovery Rising market Approaching peak 
of market 

Rising market 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasionally Occasionally Almost never Almost never Occasionally Almost never Almost never Occasionally Almost never 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Victorian and Tasmanian Property Market Indicators – Industrial 

Factor Echuca Horsham Melbourne Mildura Hobart 

Rental Vacancy Situation 
 

Balanced market Over-supply of available 
property relative to demand 

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

Rental Vacancy Trend 
 

Steady Steady Steady Steady Steady 

Rental Rate Trend 
 

Stable Stable Stable Stable Stable 

Volume of Property Sales 
 

Steady Steady Steady Steady Declining 

Stage of Property Cycle 
 

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

Local Economic Situation 
 

Flat Flat Flat Steady growth Flat 

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

Small Significant Significant Small Significant 

 
Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Queensland Property Market Indicators – Houses 
Factor Cairns Townsville Whitsunday Mackay Rockhampton Emerald Gladstone Bundaberg Hervey Bay Sunshine 

Coast Brisbane Ipswich Gold 
Coast Toowoomba 

Rental Vacancy 
Situation 

Balanced 
market 

Shortage 
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 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Balance
d market 

Shortage of 
available 
property 
relative to 
demand 

Rental Vacancy 
Trend 

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

Demand for New 
Houses 

Soft Soft Fair Fair Soft Soft Fair Fair Fair Strong Fair Fair Soft Fair 

Trend in New 
House 
Construction 

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

Volume of House 
Sales  

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

Stage of Property 
Cycle 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Bottom of 
market 

Rising market Start of 
recovery 

Bottom of 
market 

Rising 
market 

Approaching 
peak of 
market 

Start of 
recovery 

Start of 
recovery 

Starting 
to 
decline 

Bottom of 
market 

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale 
Value 

Occasionally Almost 
never 

Occasionally Occasionally Occasionally Occasionally Occasionally Almost 
never 

Occasionally Occasionally Occasion-
ally 

Occasionally Almost 
always 

Occasionally 

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

Factor Cairns Townsville Whitsunday Mackay Rock-
hampton Emerald Gladstone Bundaberg Hervey Bay Sunshine 

Coast Brisbane Ipswich Gold Coast Toowoomba 

Rental Vacancy 
Situation 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

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

Demand for New 
Units 

Soft Soft Very soft Soft Soft Very soft Soft Fair Fair Fair Soft Fair Soft Soft 

Trend in New Unit 
Construction 

Steady Declining Declining 
significantly 

Declining Steady Declining 
significantly 

Steady Steady Steady Steady Steady Increasing Steady Declining 

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

Stage of Property 
Cycle 

Bottom of 
market 

Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Bottom of 
market 

Rising 
market 

Start of 
recovery 

Bottom of 
market 

Rising 
market 

Approaching 
peak of 
market 

Approachin
g bottom of 
market 

Start of 
recovery 

Starting to 
decline 

Bottom of 
market 

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale 
Value 

Occasionally Almost never Occasionally Occasionally Almost 
never 

Occasionally Occasionally Almost never Occasionally Occasionally Very 
frequently 

Frequently Almost 
always 

Very 
frequently 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Queensland Property Market Indicators – Industrial 
Factor Townsville Mackay Rockhampton Gladstone Wide Bay Brisbane Toowoomba 

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

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of available 
property relative to 
demand 

Over-supply of available 
property relative to 
demand 

Rental Vacancy Trend Steady Steady Steady Steady Steady Steady Steady 

Rental Rate Trend Stable Stable Stable Stable Stable Stable Stable 

Volume of Property Sales  Steady Increasing Steady Steady Steady Steady Steady 

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

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

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

Significant Large Small Nil Significant Large Significant 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating  
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SA, NT and WA Property Market Indicators - Houses 

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

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

Balanced market Over-supply of available 
property relative to 
demand 

Rental Vacancy Trend Steady Steady Steady Steady Increasing Tightening Increasing 

Demand for New Houses Fair Fair Fair Fair Fair Fair Soft 

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

Volume of House Sales  Steady Steady Steady Steady Steady Steady Declining 

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

Bottom of market Approaching bottom of 
market 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Occasionally Occasionally Occasionally Almost never Frequently Occasionally Almost never 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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SA, NT and WA Property Market Indicators – Units 
 

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

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

Over-supply of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Steady Steady Steady Steady Increasing Steady Steady 

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

Trend in New Unit Construction Steady Increasing Steady Steady Declining 
significantly 

Steady Declining 

Volume of Unit Sales  Steady Steady Steady Steady Declining Declining Declining 

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

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Occasionally Occasionally Occasionally Almost never Very frequently Occasionally Almost never 

 
Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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  SA, NT and WA Property Market Indicators – Industrial 

Factor Adelaide Darwin Perth 

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

Over-supply of available property relative 
to demand 

Over-supply of available property 
relative to demand 

Rental Vacancy Trend Steady Increasing Steady 

Rental Rate Trend Stable Declining Stable 

Volume of Property Sales  Steady Declining Declining 

Stage of Property Cycle Start of recovery Bottom of market Bottom of market 

Local Economic Situation Flat Severe contraction Contraction 

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

Significant Large Large 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Telephone 1300 880 489
admin@htw.com.au
htw.com.au

Local expertise. 
National strength. 
Trusted solutions.
Herron Todd White is Australia’s 
leading independent property 
valuation and advisory group. For 
more than 50 years, we’ve helped our 
customers make the most of their 
property assets by providing sound 
valuations and insightful analytical 
advice.

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

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

Liability limited by a scheme 
approved under Professional 
Standards Legislation. 


