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These opinions were based on reasonable 
evidence. The pandemic was a global event 
without peer in the modern era – and the initial 
economic ramifications were both swift and 
painful.

But in 2021, we have now seen one of the nation’s 
strongest periods of price growth across multiple 
locations. Talk to stakeholders in the property 
sphere and you’d be hard pressed to find one who 
isn’t surprised by the rebound.

While the uptick might be attributed to 
government intervention and our suppression of 
the virus, it also demonstrates an undeniable link 
between Australian’s and their property.

We find security in real estate – both in terms of 
shelter and investment.

The turnaround also demonstrates property 
markets can change rapidly and dramatically. 

In this environment having the right advice is key. 
Because Herron Todd White offers nationwide 
coverage across all property sectors, we have 
experienced professionals particular to your 
needs. Our valuers also have intimate local 
knowledge of their specialty locations.

Comprehensive coverage and a depth of 
understanding make Herron Todd White a standout 
among Australia’s professional property firms.

In our commercial section this month, we discuss 
the retail sector.

The feature article sees two of our leading 
commercial valuers identify a retail investment 
‘sweet spot’ that’s surfaced during the past by 
year.

Our main commercial submissions are expert 
predictions on how retail property will likely 
perform through to the end of 2021.

Some key stories include:

 ◗ Sydney – CBD retail is in for a challenging 
second-half;

 ◗ Adelaide – positive signs for a bounce back in 
retail trading this year; and

 ◗ Melbourne – secondary retail investment 
struggles, while prime opportunities do well.

In our residential submission this month, we delve 
into the first homebuyer market and ask where 
the opportunities are for those looking to make 
their initial purchase.

Last year many experts were warning the market to prepare for a prolonged downturn

A message from our CEO

Among the stories this month are:

 ◗ Sydney – Opportunities are revealed for first 
homebuyers throughout the region;

 ◗ Brisbane – first homebuyers see stiff 
competition from investors;

 ◗ Perth – here’s six top tips for Perth first 
homebuyers entering the market.

In addition, our rural teams have delivered an 
unparalleled assessment of regional property, 
while also outlining their markets most surprising 
events during the past year.

Please enjoy this latest addition of Month In Review.

Gary Brinkworth

Talk to stakeholders in the property sphere and you’d be hard 
pressed to find one who isn’t surprised by the rebound.
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Perhaps it’s our relative youth as a nation. Unlike 
old-world continents such as Europe or the USA, 
the idea that an Aussie would be a lifetime renter 
by choice feels somewhat unusual.

After all, this is our wide brown land with boundless 
plains to share. We have plenty of dirt to go 
around, so why wouldn’t it be possible for every 
person who wants to own a piece of the country to 
grab their own slice?

Real estate is also an aspirational asset. After 
locking down that first home, there is a well-
established pattern of upgrading and downsizing 
that will see you through the path earlier 
generations have already established.

Yes – the sense of security that comes with home 
ownership is quite something – but in recent years, 
things became slightly more dire – particularly in 
our big capital cities. The value of property seemed 
to rise ever higher, and youngsters were finding 
it tough putting together enough deposit and 
securing a home. 

Then in 2020’s pandemic year, an extraordinary 
mix of events delivered opportunity to first 
homebuyers. A raft of political support added 
to already established grants and stimulus to 
help first timers get a foot in the proverbial door. 

It was also a handy time for saving a deposit. 
Youngsters headed home in droves during 
lockdown, and any plans for a gap year overseas 
were well and truly quashed.

In addition, extraordinarily low interest rates 
made it even easier to service a loan. In fact, 
given how red hot the rental market has become, 
it’s more financially savvy to buy a home than 
rent in many circumstances.

But something has changed again of late. The 
extraordinary uptick in demand and tightening 
of supply around residential real estate means 
competition for property is running at a pace – and 
first homeowners are struggling to keep up with 
emerging investor buyers.

This is where we come in. Our residential teams 
around the nation have tackled this month’s task 
and revealed where first homeowners are most 
active. In addition, our teams have highlighted 
opportunities for first time buyers, with many 
suburbs offering great long-term potential among 
these pages.

It’s invaluable advice for anyone wanting to 
take their first steps on the property ladder.

First homeowner options 

In commercial this month, we chat about retail and 
discuss what the remainder of 2021 has in store 
for this sector. In addition, our feature article looks 
at whether entry-level retail investment remains a 
viable option in these trying times.

Finally, the rural crew has stepped up once more. 
Along with an excellent wrap on the sector, 
they’ve delivered details on what’s surprised them 
most in rural property markets over the past six 
to 12 months. It’s a fascinating take on primary 
production real estate across the nation.

There it is – another issue ready for your 
consumption. But don’t just stop at these pages. 
There’s a Herron Todd White expert with the skills, 
experience and know how to tackle any of your 
property needs – all you need to do is call. 

The extraordinary uptick in demand and tightening of supply around residential real estate  
means competition for property is running at a pace – and first homeowners are struggling  
to keep up with emerging investor buyers.

Our national affinity for property ownership is so ingrained, it’s become a generational rite of passage.
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Australia’s retail investment 
sweet spot?
To poorly misquote Mark Twain, reports of the retail sector’s  
death have been greatly exaggerated.

TERRY MUNN
Commercial Director at Herron 

Todd White Brisbane

We have heard for years now that Australian retail 
has been struggling under the weight of challenges. 
From online shopping through to global pandemics, 
it seemed brick-and-mortar retail was being dealt 
plenty of tough hands.

But generalising about an entire market is simply 
ignoring its nuances. While one location or property 
type might be struggling, another will be soaring.

This is the case in the retail sector where sub-$5 
million investment has proved both resilient and 
lucrative during a time of general upheaval.

Terry Munn, Commercial Director at Herron Todd 

White Brisbane, said this price segment has seen 
impressive results.

“Up to $5 million will buy small strip retail buildings 
or larger single-tenant retail spaces, and this is a 
sweet spot at the moment.

“It’ll be a little six shop centre in the suburbs that’s 
predominantly food orientated, anchored by a small 
supermarket. They’re all about convenience and 
that sort of business didn’t really slow down during 
COVID. You don’t buy your fish and chips online, but 
you do use Uber Eats and they go and pick them up 
from the shops.
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“In fact, we’ve seen evidence of some major 
takeaway operations seeing up to a 30 per cent 
increase in turnover during COVID.”

Mr Munn said most COVID-induced rent relief had 
washed through the market and activity had now 
stabilised.

“Rents aren’t being pushed up by landlords at the 
moment. It’s just all about retaining the cashflow 
rather than trying to rock the boat too much and 
risk getting one or two vacancies.”

The relative strength of the market has been 
reflected in recent sales according to Mr Munn, with 
limited supply and huge demand at present.

“We probably analyse in Brisbane, the Gold Coast 
and Sunshine Coast around 20 sales a year, so 
there’s not a lot of volume.

“There was one sale at Sunnybank a couple of 
months ago that reflects around a 4.6% yield, and 
a year ago that probably would have been between 
a 5.5% and 6.5% yield.”

Mr Munn said unearthing opportunities takes work, 
but they’re out there.

“You’ll find some assets – perhaps something that’s 
been poorly managed or in poor physical condition 
– that can be an opportunity to add value.

“I think yields will continue to compress in the 
coming year – we’ll see more yields with a five in 
front of them (or sub five) whereas, previously they 
were pretty much all between 5.5% and 7.5%.” 

Stand alone, fast food dine in and drive through 

restaurants 
leased to a 
national tenant 
are very keen, 
with yield 
generally falling 
between 3.5% 
and 5.0%. 

Greg Mullins, 
commercial 
valuer at 
Herron Todd 
White Perth, 
agreed that 
demand for 
retail at this 
price point 
is incredibly strong, but he believes much of the 
uptick is being driven by cheap credit which actually 
increases longer-term risk for inexperienced 
investors.

“I think the market exuberance is being driven by 
how cheap debt funding is and the lack of return 
on an alternative asset class. Investors can buy a 
strip shop at a yield of 5%, and fund it at 2% so it’s 
cashflow positive – but I don’t see too many novice 
investors calculating the downside risk properly.”

Mr Mullins expects strength in this market to 
continue as long as interest rates remain at their 
current historical lows, but he has some important 
advice for those looking to purchase.

“The absolute key thing people need to get is an 

understanding of the rents that are currently being 
paid by tenants and how they relate to market 
rents. The problem is there could potentially be 
a difference between passing rents and market 
rents, and I don’t think the market is taking into 
consideration that potential difference.

“You could have rents that were set in a stronger 
market that have been subject to fixed increases. 
So, the passing rent now is significantly above 
the prevailing market rental rate that would be 
achieved if that tenant vacates and you put the 
space to market. If the current tenant defaults, or 
doesn’t renew the lease, and you have to re-lease at 
a far lower rent, that has significant repercussions.”

Mr Mullins said buyers must also understand the 
strength of the tenants in place before purchasing.

“Maybe ensuring those leases have bank 
guarantees or some form of security for an 
adequate amount of time. Make sure you also 
understand the tenant profile.”

Finally, Mr Mullins said buyers should seek 
properties with future redevelopment opportunities.

“A lot of these inner or near city strip retail 
properties have high underlying land values and 
represent medium to long term redevelopment 
prospects. 

“If you have something that has some flexibility 
going forward, that’s worth considering. If in 10 
years’ time the building’s older, but the highest 
and best use may be for a mixed-use apartment 
development, that makes for a good investment 
opportunity.

“Finding an asset that has future redevelopment 
potential is an added benefit on top of the fact that 
you’re able to derive a reasonable income from the 
existing improvements.”

S
P

E
C

IA
L

 R
E

P
O

R
T

 S
P

E
C

IA
L

 R
E

P
O

R
T

 S
P

E
C

IA
L

 R
E

P
O

R
T

 S
P

E
C

IA
L

 R
E

P
O

R
T

 S
P

E
C

IA
L

 R
E

P
O

R
T

 S
P

E
C

IA
L

 R
E

P
O

R
T

 S
P

E
C

IA
L

 R
E

P
O

R
T

 

“Investors can buy a strip shop at a yield of 5%, and fund it at 
2% so it’s cashflow positive – but I don’t see too many novice 
investors calculating the downside risk properly.”

GREG MULLINS
Commercial Valuer at Herron 

Todd White Perth



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. 
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New South Wales 
Overview
Navigating retail property investment continues 
to be a challenge. The changing face of this space 
means those who participate in the sector need to 
stay right up to date with market movement.

This month, our retail specialists provide opinions 
on which direction their markets will head as we 
move through the rest of 2021.

Sydney
 The impact of COVID-19 has been significant for 
the retail market in Sydney. Some areas of Sydney 
have felt the impact more than others, but overall 
we are experiencing subdued conditions. Looking 
ahead, we do not expect conditions to improve any 
time soon. 

Local neighbourhood retail areas are expected to 
fare better than other retail locations this year. 
Whilst still experiencing difficulties with lower rental 
income and higher vacancy rates, these local strips 
have made somewhat of a comeback with more 
activity in both the leasing and sale markets. 

The Sydney CBD remains an issue for the retail 
market. Many shops have not reopened as office 
workers are still reluctant to return to the city and 
the usual trade has not yet bounced back. The 
worst impacted seem to be retail assets in arcades 
and locations that lack exposure. Pre-COVID, these 

locations relied on office workers in the immediate 
vicinity for trade. The impact of this is being felt by 
landlords and tenants. We anticipate this will have a 
strong negative impact on capital values this year. 

It is our view that investors should avoid assets that 
have poor lease covenants, lack a good trade base 
or exposure and areas that are oversupplied with 
retail, particularly in areas that have high density 
residential units with ground floor retail. Softer 
yields compared to other commercial property 
sectors may appeal to some investors and may help 
support a recovery in retail transactions in 2021.

We think the next twelve months will see continued 
lack of interest in retail. Demand from investors 
will be the main driver of any market movement. 
The outlook for retail in Sydney overall remains 
negative, with only a few rays of sunshine. 

Angeline Mann
Commercial Director 

Wollongong
The COVID-19 pandemic fast tracked some of 
the trends that have been evident in the retail 
industry for some time as a result of online 
retailing and changing consumer spending habits. 
There is no looking back as the broader sector 
has fundamentally changed and is well set on its 
current path. 

The red flag in retail at present is the fallout from 
the removal of the Commonwealth government’s 
JobKeeper subsidy on 28 March 2021 with many 
economists forecasting significant business 
closures and job losses as a result. The removal 
of other various relief and deferral schemes 
covering primarily rental payments and land tax 
obligations is also forecast to impact on the retail 
sector. There is concern about the impact this 
will have on vacancy rates, particularly in large 
CBDs dominated by office buildings and locations 
reliant on international tourism. While roll out of 
the vaccine, relaxation of COVID-19 restrictions and 
opening of state and territory borders will soften 
the blow, we are expecting to see an immediate 
negative impression on the sector.

Certain categories within the retail industry will 
continue to perform well with bulky goods and 
neighbourhood and convenience shopping centre 
asset classes in demand and a forecast for 2021 
of yield compression for well-located complexes 
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Softer yields compared to other commercial property sectors 
may appeal to some investors and may help support a recovery  
in retail transactions in 2021.

Wollongong� Source:�realcommercial.com.au�
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with attractive tenancy and lease expiry profiles. 
Throughout the pandemic, we have seen very 
strong demand for service stations, service 
centres and fast food assets reflecting long 
lease terms. Given ongoing uncertainty and the 
defensive nature of such assets, we expect to see 
this level of demand continue throughout  
the year. 

Scott Russell
Director

Newcastle/Hunter Region
We certainly see some potential volatility in the 
retail space in the short term. With many cafes 
and restaurants not yet running at full capacity 
and the end of JobKeeper – which around a 
million Australians are still receiving at the time of 
writing - we see a real potential for some upward 
pressure on vacancy in the short term. There is 
some positive news though; rather than focusing 
on the risk and bad news we can highlight 
that some small suburban retail premises are 
experiencing firm demand. 

Retail businesses appear to have learned that 
people still get out and shop during lockdowns, 
albeit that some shoppers avoid enclosed 
shopping centres. As an example, the retail 
commercial strip of Beaumont Street, Hamilton, 
1.5 kilometres west of the Newcastle CBD, is a 
popular inner suburban eat street with a mix 
of cafes, cake shops, restaurants and licenced 
premises. This precinct had 23 vacancies as at 
July 2020 and has seven vacancies at the time 
of writing. Agents indicate a distinct confidence 
from small business owners at present, willing to 
make decisions to secure premises and continue 
or expand small businesses. Certain local food 
businesses not tied closely to office occupancy 
are indicating strong business conditions; 

exodus from the cities which is increasing the 
number of people frequenting retail areas and 
improving businesses, particularly food related.

The low interest rate market is creating a surge 
in demand from investors looking for superior 
returns and future capital growth while owner-
occupiers are looking to secure their business and 
protect themselves from rental increases. While 
this effect is strongest in coastal localities, the 
more slightly inland areas of the north coast are 
also benefiting.

Yields and returns sub six per cent are becoming 
more prevalent.

Address
Sale  
Date

Sale  
Price

Analysed 
Market 

Yield (%)

Jonson St, Byron 
Bay, NSW, 2481

16/12/2020 $3,285,000 3.65

Byron Street, 
Bangalow, NSW, 
2479

21/12/2020 $2,000,000 4.22

River St, Ballina, 
NSW, 2478

05/02/2021 $710,000 4.41

Oak Street, Evans 
Head, NSW, 2473

08/12/2020 $400,000 2.69

Coldstream Street, 
Yamba, NSW, 2464

03/03/2021 $625,000 5.07

Centre St, Casino, 
NSW, 2470

05/11/2020 $1,105,000 5.08

Union St, Maclean, 
NSW, 2463

21/01/2021 $680,000 5.95

Daley St, 
Alstonville, NSW, 
2477

01/11/2020 $725,000 5.42

This trend appears to be strengthening and as the 
economy continues to strengthen and interest rates 
remain low, it is likely to continue. However, we 
caution that this does not appear to be across all 
segments and it is likely that non-coastal localities 
will remain less likely to follow as their retail sectors 
are more fragile with lower rental demand, higher 

suburban food premises remain in demand as a 
result. Rental levels have remained broadly stable 
across most neighbourhood centres.

So while we do need to be wary of what may 
happen in the local retail market with the end of 
JobKeeper in sight, it’s not all doom and gloom, 
with some suburban retailers flourishing in the new 
normal marketplace.

Scott Beker 
Property Valuer

Lismore
The retail sector is likely the most adversely 
impacted as a result of COVID-19. The initial 
stages of the pandemic saw ghost town situations 
for most retail areas with subsequent rental 
holidays and rental discounts occurring across 
the majority of tenancies. The lifeline in the form 
of JobKeeper allowed many businesses to remain 
marginally afloat. As the COVID-19 restrictions 
started to be wound back, there was a steady 
strengthening in the retail market led by food and 
coffee-based retailers and progressively to more 
general retail.

The retail economy is showing signs of recovery 
with what appear to be busier local streets and 
more activity in local central business districts, 
particularly in regional and suburban localities. The 
commentary around capital city CBD localities is 
less complimentary.

The retail market has continued a relatively strong 
recovery. While its strength and improving value 
levels are not as significant as industrial and are a 
long way below the stratospheric increases being 
seen in the residential sphere, it is not a market to 
be ignored or underestimated.

Our coastal localities are benefiting from the 
increase in regional tourism and the perceived 
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incentives are normal for any new leases. The most 
recent retail CBD lettings, of which there have been 
few, display a decrease in the previously established 
rental levels. The high vacancy rate for main street 
retail shops has prevailed for a sustained period.

There have been a few recent retail property sales 
of shops subject to lease in the range of six to 
seven per cent net yield.

The retail market within the local regional shopping 
centres appears to be more positive with high 
occupancy rates. Local businesses appear to 
be recovering from the effects of COVID-19 with 
increasing trade activity.

Future expectations for the retail market include 
a continuation of rental sensitivity and firm yields 
for property that is strongly leased as investors 
analyse comparative yield options.

Vacant retail property will most likely experience 
restricted demand with the prospects of sale linked 
to the owner-occupier market. 

The year ahead should be more positive with 
flow on effects from the Pacific Highway bypass 
construction phase which is due to commence and 
continuation of strong domestic tourism offering 
increased opportunity for retail business.

Ken Potter
Director

months. Softening of the retail activity will also 
reduce demand from owner-occupiers as they are 
likely to see the signals prior to investors.

Each retail area needs to be considered on its own 
merits.

Ultimately, local retail economic activity needs 
to be considered when gauging likely value 
movements. Some key aspects more locally:

1. Is there growth in the local population or 
upward trend in tourism?

2. Is the local economy growing or stable?

3. Is there an increasing vacancy rate in retail 
premises?

4. Are rents increasing, stable or declining?

5. Is there a possible or proposed increase in 
supply from development projects, either in 
the local retail sector or nearby localities?

Ultimately increasing residential values does not 
necessarily flow through to retail values, however 
increasing permanent resident populations 
and improving tourism numbers may lead to 
a stronger retail sector and a more balanced 
local economy which will flow through to an 
improvement in values.

The uncertainty continues although there have 
been positive signs and expectations are that the 
improvements are likely to be sustained over the 
next six to twelve months. 

Martin Gooley
Valuer

Coffs Harbour
The Coffs Harbour retail market within the CBD 
is slow with a continuation of high vacancy rates. 
The market is displaying price sensitivity and lease 

vacancies and stable rents. Further the asset 
appears to need to fit within one of two categories:

1. Good stable tenant, preferably with good 
remaining lease term (with national tenants 
most sought after).

2. Lower end market position for the locality, 
suitable for owner occupation.

Expectations are that the current tightening of 
yields and upper pressure on retail values will 
continue during 2021 as supply remains limited and 
demand drives the market.

COVID-19 has driven a trend to shop locally and 
has also increased regional tourism which have 
been positive for the retail sector. The population is 
rediscovering local businesses and with additional 
government incentives, increased local spending is 
driving a renewed local retail sector.

The most obvious risk in the short to medium 
term is the removal or softening of the federal 
government stimulus which may impact business 
owners and as such, in areas where rents have 
been driven upwards, may impact sustainability 
of the rental increases. The risk of a slowing retail 
economy may not become readily visible for six 

Lismore� Source:�realcommercial.com.au�
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Melbourne
Since March 2020, the Coronavirus (COVID-19) 
pandemic has had a significant impact on the 
Melbourne economy and the retail property market. 
Throughout most of 2020 there were limited major 
sales of retail property. With the implementation 
of Stage 3 restrictions in early July 2020, public 
on-site auctions in metropolitan Melbourne were 
banned and forced to move back online. During 
Stage 4 restrictions, in-person property inspections 
were also banned. Discussions with a number of 
selling agents confirmed that properties that were 
due to be auctioned were converted to expression 
of interest campaigns whilst others were postponed 
indefinitely. We understand that in many cases 
where a vendor did not have to sell the property, 
it was being held until there was a greater level of 
market certainty. 

During 2020, properties with strong lease 
covenants to national operators or those with 

With the continued economic and job uncertainty it 
is likely there will be reduced levels of discretionary 
spending during 2021. Once the government 
support measures such as the JobKeeper 
allowance expire at the end of March 2021, there 
could be increased unemployment and further 
reduction in wage levels. Non-discretionary 
spending such as supermarket and food shopping 
is likely to remain strong, however discretionary 
spending such as on clothing, footwear and 
household goods is likely to remain at low levels.

Most retail businesses including pubs, clubs, 
restaurants and cafes in addition to beauty salons, 
hairdressers and other non-essential services 
within metropolitan Melbourne were allowed 
to reopen as at 28 October 2020 following an 
extended period of forced closure due to the 

Victoria

tenants who operate essential services and had 
strong turnover volumes during the pandemic 
period, such as supermarkets and liquor stores, 
continued to attract demand from purchasers when 
available for sale.

There are currently significantly reduced levels of 
leasing demand from prospective retail tenants. 
Longer leasing up periods are applicable for vacant 
tenancies and there is considerable downward 
pressure on rents in many areas. Discussions with 
leasing agents indicate that since March 2020 
there has been a significant decline in the level 
of enquiries received for vacant retail tenancies, 
although the level of enquiry has recently started to 
improve. Of the lease deals that have occurred, we 
have noticed a trend towards incorporating longer 
rent free periods and shorter initial terms.

There are currently significantly reduced levels of leasing  
demand from prospective retail tenants. 
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resulted in various store closures, higher vacancy 
levels and downward pressure on rents and capital 
values in some areas. 

The ongoing restrictions on office workers, tourist 
visitors and international students are resulting 
in significantly reduced numbers of people within 
the Melbourne CBD. One million workers, shoppers 
and tourists visited Melbourne daily at the start 
of 2020. Recent data (Roy Morgan) indicates 
visitor levels in mid-March 2021 are 39 per cent 
of pre-COVID levels. The level of movement on 
working days since 8 March 2021 was the highest 
in the Melbourne CBD since mid-June 2020 before 
Melbourne entered its second lockdown.

Victorian offices were limited to having 75 per 
cent of their staff on-premises, but this cap was 
removed at six pm on Friday, 26 March 2021. Public 
and private sector offices moved to 100 per cent 
capacity, but density limits of one person per two 
square metres still applied. Many people are likely 
to continue working a hybrid of in the office two to 
three days a week and at home for the remainder. 
The increase in foot traffic will be a welcome relief 
for many retail, café and restaurant operators 
within the Melbourne CBD.

General leasing conditions in many parts of the 
Melbourne CBD are difficult and there is currently 
a high level of vacancy, however there is still 
reasonable tenant demand within prime locations, 
particularly from food based and retail service 
tenants. Many people are now returning to shopping 
centres, restaurants and bars so retail spending 
is increasing from the lows experienced in 2020 
however it is likely to remain at subdued levels due 

turnover due to the COVID-19 pandemic. This is 
achieved through a combination of rent waivers 
and deferrals. There is also a prohibition on 
landlords charging interest on unpaid rent and a 
freeze on rent increases during this period. On 23 
April 2020, the COVID-19 Omnibus (Emergency 
Measures) Bill 2020 passed in the Victorian 
Parliament. One of the objectives of the bill was 
to provide a legislative framework to facilitate the 
implementation of the good faith leasing principles 
provided in the Code of Conduct. 

The Commercial Tenancy Relief Scheme, which 
initially ran from 29 March 2020 to 29 September 
2020, was extended to 31 December 2020 and 
has again been extended until 28 March 2021 in 
line with the Mandatory Code agreed by National 
Cabinet. The relevant period expired on 28 March 
2021 and rent relief is no longer compulsory, so 
some tenants may experience difficulty being able 
to afford payment of full rent from here on out. In 
cases where rent deferments have been agreed, 
some tenants will also have to pay their existing 
rent in addition to repayment of deferred rent. 
This may place additional financial pressure on 
retail tenants. 

Retail spending growth throughout Victoria was 
already subdued prior to the pandemic and this 
has been exacerbated during the various lockdown 
periods in 2020. Many of these changes such 
as an increase in online shopping were already 
slowly occurring over an extended period however 
changes were accelerated as a result of the 
COVID-19 pandemic and government lockdown 
measures. The decline in turnover and increasing 
pressure on retailers’ occupancy costs have 

impact of the Coronavirus (COVID-19) pandemic 
and the implementation of Stage 4 restrictions. 
Distancing requirements continue to apply for staff 
and customers and there is a limit on the number 
of people permitted within a retail tenancy at 
any one time depending on availability of space. 
In many instances, restaurant and bar operators 
cannot operate at full capacity as a result of the 
ongoing government restrictions. This is negatively 
impacting turnover and the ability of tenants to 
sustain their rent and other costs during this time.

On 12 February 2021, the Victorian Premier 
implemented a short, circuit breaker lockdown of 
five days commencing 13 February until 17 February 
2021. During this time all retail businesses not 
classified as essential services were closed to 
customers. Click and collect and take away food 
services were still permitted to operate.

The Federal government announced in April 
2020 a Mandatory Industry Code of Conduct for 
Commercial and Retail leases across Australia to 
be legislated by state and territory governments. 
It is applicable where the tenant is an eligible 
business for the purpose of the government’s 
JobKeeper program and is for SME tenants with an 
annual turnover of up to $50 million. The Code of 
Conduct includes various principles for landlords 
and tenants which will apply during the Coronavirus 
(COVID-19) pandemic period.

It specifies that landlords must not terminate the 
lease or draw on a tenant’s security and tenants 
must honour their lease. It also includes a provision 
requiring commercial landlords to accept rent 
reductions in proportion to a tenant’s decline in 

Whilst prime retail properties with secure long-term leases and strong lease covenants continue to be 
attractive to investors, there has been a decline in demand for secondary or vacant properties. 
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spotlight for all to see. We expect this to continue 
with rent-free incentives becoming more common 
in our area. Retailers are seeking more sustainable 
rents based on their current turnover. This can 
become difficult when trying to negotiate an 
outcome that satisfies both tenant and landlord. 

Trent Goodmans
Property Valuer

has continued to change the landscape for local 
retailers in the area, bringing anchor tenants such 
as Big W and Woolworths to the Bendigo CBD, 
alongside other high performing national retailers. 
This has had a displacing effect on the CBD and 
we are seeing market activity shift closer to this 
activity centre and away from the traditional retail 
activity centres of Pall Mall and Hargreaves Mall. 
Ultimately it has led to the downfall of some smaller 
retailers in the Bendigo CBD. Our assessment is 
that retail activity increased in the early months of 
this year and we believe that sub-regional centres 
will perform well throughout the year. Conversely, 
small-business retailers could be in for a difficult 
year ahead. 

According to current market commentary, there 
is a common theme that analysts sense 2021 
to be another unpredictable year for the retail 
landscape. This is attributed to shifts in consumer 
behaviour and the reduction of government 
stimulus packages such as JobKeeper implemented 
last year. Our views are in line with the available 
commentaries on the retail sector, as we believe the 
broader trends could be difficult to predict with the 
constant changes in consumer behavior. 

The pandemic has thrown retail rents into the 

to ongoing economic uncertainty, increased savings 
levels and restrained wages growth.

We consider that due to factors such as subdued 
retail spending, reduced levels of retail tenant 
demand and pressure on retailer affordability of 
occupancy costs, leasing conditions will remain 
challenging and there will be continued downward 
pressure on rents for retail tenancies in the CBD and 
many suburban retail precincts throughout 2021. 

Whilst prime retail properties with secure long-term 
leases and strong lease covenants continue to be 
attractive to investors, there has been a decline in 
demand for secondary or vacant properties. It is 
expected that there will be a greater divergence 
between yields for prime and secondary properties 
over the next 12 months. Due to the ongoing effects 
of the pandemic and economic uncertainty there is 
evidence of weaker buyer demand, extended selling 
periods and potentially diminution in asset values 
particularly for secondary properties in areas with 
existing low tenant demand and high vacancy rates.

Nathanial Ramage
Property Valuer AAPI

Bendigo
Broadly speaking, the retail sector in Bendigo has 
been subject to a similar transitioning phase as the 
capital cities, with a shift towards e-commerce and 
changing consumer habits leading to increased 
competition and greater presence of international 
retailers. Last year the local retail market was 
impacted significantly by COVID-19 which was 
followed by lockdowns and periods of economic 
uncertainty. 

Aside from the economic impacts of COVID-19, the 
retail market in the Greater Bendigo region has 
already been somewhat volatile for a few years 
now. The Bendigo Marketplace established in 1995 

Bendigo� Source:�realcommercial.com.au�
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Brisbane
The retail market in 2021 has rebounded with 
strength compared to the doom and gloom of 
exactly 12 months ago. Most retail businesses are 
back to normal and in our local market we are 
not aware of any tenants with a COVID-19 rental 
relief deal. That said, there has been a correction 
in rents with a reluctance of landlords to push the 
envelope too hard at market reviews, so we have 
seen rents either decline or remain stable.

The investment market is very strong with record 
yields being achieved on the back of record 
low bank interest rates. We are definitely in a 
market where demand is exceeding supply and 
there is resistance from retail property owners 
to sell given the lack of opportunity in other 
investment markets. This situation is increasing 
values with prime yields in the 3.5% to 4.5% 
range. That said there is a flight to quality with 
prime locations and strong national tenants in 
hot demand.  

There are development opportunities, particularly 
in the large format retail space. Sites with 
development approval and, more importantly, lease 
pre-commitments in place are feasible, however 
location is the key factor in this exercise.

Terry Munn
Director

nearing completion off Brisbane Road. As a result, 
there may be some light at the end of the tunnel 
for Mooloolaba.

Bulcock Street in Caloundra has noted some drop 
in vacancy. This will be interesting to monitor given 
the large influx of population at the Stockland 
development, Aura. The nearest beach or water 
precinct is a short distance to Bulcock Street 
and this may lead to increased foot traffic and 
therefore some increased demand from tenants. 
However, the historical issues with the established 
nature of Bulcock Street remain with a number of 
older complexes that do not suit typical retailing 
uses given their historical uses as large bank 
buildings etc.

On the sales front, we are still seeing significant 
demand for well leased holdings and holdings in 
strong locations with redevelopment potential. 
Recent auctions in March include a site rental 
of a large McDonalds holding on the Nicklin Way 
indicating a sub-4% yield. Old Soul in Ocean Street, 
Maroochydore also sold at auction at a circa 6.4% 
yield on the passing net income.

We are likely to continue to see strong demand 
from investors for a mix of retail assets, so long as 
the lease covenant is appropriate and interest rates 
remain low. Continued impacts from COVID and 
lockdowns etc are likely to impact the traditional 
retail strips in the short term, though areas with 
strong local services will remain strong.

Chris McKillop 
Director

Queensland
Sunshine Coast
What is going on in retail on the Sunny Coast? That 
is a question we have heard a lot over the past six 
to nine months.

The answer is different for different locations.

There was limited vacancy in some of the 
established retail strips such as Hastings Street 
and to a lesser extent the Coolum retail precinct 
pre COVID lockdowns in March 2020. Other areas 
such as Mooloolaba Esplanade and Bulcock Street 
at Caloundra had some issues for some time prior 
to this, though these areas had begun to see some 
improvement also.

Since circa June 2020, we have seen relatively 
strong weekend tourist numbers on the Sunshine 
Coast, which has helped to underpin trade in a 
number of areas. However, weekday trade has still 
been slow according to a number of operators 
and as a result we have seen some impact on 
retail strips. Hastings Street, though still with 
limited vacancy, had some increased tenancy 
turnover during 2020 and into the early months 
of 2021. Coolum Beach also has had some slight 
increase in vacancy, however Mooloolaba vacancy 
increased during 2020. We have noted two recent 
leasing deals struck along the Esplanade for 
previously long-term vacant café or restaurant 
space and there is definitely increased weekend 
visitation now that the car parking works are 

The investment market is very strong with record yields being 
achieved on the back of record low bank interest rates. 
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to the same degree as capital cities. This greater 
interest from non-local investors is, in some 
instances and for the right properties, forcing 
tighter yields and higher values, however as 
always investors remain driven by tenant profile 
and lease terms. For the short term at least 
there seems to be a good appetite from investors 
for tenanted properties, however investors 
have still shown limited appetite for vacant 
properties, with mainly owner-occupiers acquiring 
these properties. Whilst the low interest rate 
environment exists, we will probably see lower 
yields than long term averages however, should 
interest rates start to rise, we should see an 
increase in yields as investors seek a risk premium 
above the cash rate. The best opportunities within 
the market appear to be for vacant properties 
which, if the property can be tenanted with a 
good tenant and lease covenant, may be able to 
be sold for a profit.

In summary, the year ahead for the Central 
Queensland retail market generally appears 
positive, however as always this will be based on 
consumer spending and only time will tell if the past 
12 months is replicated in the next 12 months. 

Greg Williams
Director

Wide Bay
The retail market in the Wide Bay is set for an 
interesting year. There has been evidence of yields 
for investment stock sharpening across the board, 
along with green shoots in the three main localities 
of Bundaberg, Hervey Bay and Maryborough.

been few local sales since COVID. Investor demand 
will be increasingly concentrated on properties 
anchored by essential services. 

Kylie Williams
Property Valuer

Rockhampton
Like the great Slim Dusty, this month we are 
“looking forward and looking back” on the retail 
sector.

The retail market in the Rockhampton, Gladstone 
and Central Highlands region has been gradually 
transitioning and pivoting throughout the 
COVID-19 period. Unfortunately, a number of 
retailers were severely impacted during this time, 
however others have been beneficiaries of a 
change in consumer spending. Staples including 
food outlets, petrol stations, home and garden 
suppliers, leisure and outdoor suppliers and 
alcohol shops seem to have benefited, with a 
number of existing operators opening additional 
stores, relocating to better locations or new 
businesses entering the local market. Whether 
this shift in consumer spending will continue 
remains to be seen, however in the current 
market it seems to be driving most of the demand 
for retail space.

Another development throughout the COVID 
period has been decentralisation from capital 
cities, with residents moving to regional Australia 
or seeking to invest in regional Australia for asset 
diversification, with regional Australia generally 
not being affected by the impacts of COVID-19 

Townsville
The retail market appears to be at a fork in the 
road. The local economy is rebuilding with strong 
business confidence and continued recovery in the 
labour market. The buoyant residential market, 
construction sector and overall improvement in 
liquidity (through stimulus, low interest rates or 
otherwise) are all factors that should flow through 
to the retail sector. 

However we remain cautious that government 
stimulus such as JobKeeper contributed to 
this artificial bubble-like state. Ongoing COVID 
restrictions have also reduced foot traffic 
in larger centres and this continues to place 
pressure on smaller non-essential retailers. We 
may not know the full extent of the impact, if any, 
to our local retail sector until the second half of 
2021, once businesses are forced to stand on their 
own two feet.

In terms of retail rental rates, we believe we are 
unlikely to see any significant change during 2021 
as affordability disparity remains and available 
retail space remains high relative to current 
demand. Yields are likely to remain steady within 
the six to eight per cent range although there have 

We expect demand to remain strong for retail investments 
throughout the year, with the potential for yields to compress 
further as investors compete for leased properties. Townsville� Source:�realcommercial.com.au�
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tourists and lack of international tourists, many 
businesses have simply closed. It is difficult to 
gauge what percentage of businesses currently 
closed will ever reopen.

One of the main concerns is that international 
tourism plays a large part in the Cairns economy 
and it is unknown how long it will be before 
significant numbers of foreign travellers return to 
Australia and Cairns in particular. It is expected 
that the retail sector will continue to struggle in 
the short to medium term.

Throughout 2020, commercial agents reported 
that 60 to 70 per cent of retail tenants requested 
and received rental reductions of 50 to 100 
per cent of normal rent levels, though many 
continued to pay outgoings. The vast majority of 
these businesses are directly tourism driven along 
The Esplanade and around the central business 
district.

Through the latter stages of 2020 and early 2021, 
agents reported some activity in the small and 
affordable retail rental market, however most 
of these rentals are on short terms with tenants 
looking for leasing incentives either by way of a 
rent free period or fitout. There is limited market 
confidence as a whole and there was reportedly 
limited leasing enquiry and activity overall 
for listed stock above say 50 square metres 
throughout 2020 and the early part of 2021. 

Agents have reported almost no enquiry from 
tenants looking to establish new businesses with 
most enquiries being from established tenants 
looking to downsize, get into a higher quality 
tenancy for a similar rental level or looking to 
secure something similar for less.  

Shane Quinn
Managing Director

business risk in the initial stages of business 
establishment have become a fairly common 
feature in recent years.

On a side note, we are aware that Westpac Bank 
has announced the closure of its branch at 28 
Grandview Drive, Mount Pleasant in the Greenfields 
retail precinct.

There are no recent retail property sales to report, 
primarily due to lack of quality listings rather than 
an absence of demand especially for well anchored 
neighbourhood shopping centres and lessors’ 
interests in service stations.

Sentinel Group Australia has acquired three GP 
Super Clinics in the Mackay region. The centres 
are at Walkerston, Ooralea and Rural View and are 
subject to long leases of 10 to 14 years.

Greg Williams
Director

Cairns
The Cairns retail sector has been hit hard by 
COVID-19. Much of the retail sector caters to the 
tourist trade, being cafes, restaurants, duty free, 
tour booking agencies and retail in the central 
business district. With the limited flow of national 

We expect demand to remain strong for retail 
investments throughout the year, with the potential 
for yields to compress further as investors 
compete for leased properties. We have also seen 
an increase in coverage of the potential returns 
generated from investing in commercial properties. 
This has further increased demand for commercial 
investment stock.

Our tips for anyone seeking to purchase a 
commercial investment property this year are:

 ◗ Conduct a proper due diligence of the property;

 ◗ Investigate the lease covenants and tenant 
security;

 ◗ Research market rents to determine whether 
the current rent is sustainable over the long term 
(should a vacancy occur); and

 ◗ Consider engaging a professional valuer to assist 
with all of the above. 

Ben Harnell
Property Valuer 

Mackay
There are still some fairly substantial vacancies in 
the retail areas of North Mackay/Mount Pleasant 
including tenancies which were formerly occupied 
by Spotlight and Super A-Mart.

AMX Superstores has leased a 1472 square metre 
retail showroom at 20 Grandview Drive, Mount 
Pleasant at an effective rental level consistent with 
similar tenancies in this locality.The lease rental is 
low in the first year but has substantial annual fixed 
increases throughout the lease term. 

Part of the old Bunnings Warehouse has been 
leased to Eureka Street Furniture. This part of the 
complex had been unoccupied for several years. 
Innovative lease structures to help tenants mitigate 

28 Grandview Drive, Mount Pleasant Source: realcommercial.com.au 
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Toowoomba
Retail leasing in Toowoomba was subdued in 2020, 
which was a reflection of both reduced tenant 
demand and the effects of COVID-19. With the 
rollout of a vaccine now underway, there should be 
less apprehension from prospective new tenants 
in 2021.

There is currently an oversupply of retail space 
available for lease in Toowoomba. The Toowoomba 
CBD has been adversely affected by a number 
of factors including COVID-19, an increase in 
competition due to the expansion of Grand Central 
Shopping Centre and the impact of online shopping.

There has also been an increase in vacancies in 
both convenience and neighbourhood centres. 
There has been strong growth in franchise food 
outlets, which have underpinned new convenience 
centres with predominantly food related tenants. 
The restaurant sector was hardest hit by COVID-19 
and the full return to normal trade welcomed. 

Also of note within the retail market at present is 
the rebranding and closure of Target and Target 
Country stores. Within our area, only one store 
is closing at Murgon, whilst stores at Gatton, 
Chinchilla, Dalby, Goondiwindi, Warwick, Stanthorpe 
and Moree have been rebranded to K Hub Kmarts.

Investor demand has remained strong but the lack 
of quality, fully leased properties has limited the 
number of investment sales. The decline in tenant 
demand has ensured that prudent buyers have 
placed more emphasis on quality of tenants and 
security of cash flow. This could potentially create 
opportunities for buyers to secure secondary 
investment properties with poor occupancy at a 
reduced price. 

Ian Douglas
Director
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Adelaide
The last 18 months have caught retail investors, 
owner-occupiers and tenants between a rock 
and a hard place. The retail sector has had to 
deal with city-wide and state-wide lockdowns, as 
well as significant trading and social distancing 
restrictions. All players in the retail market will 
be keen to put the troubles of 2020 behind them 
and approach 2021 with more optimism and we 
will hopefully see trading conditions that are more 
beneficial for all retailers.

The retail market is set for a bounce-back in 
2021 as the global vaccine rollout continues; 
restrictions are continuing to lift at events around 
the state and retailers are set to benefit from this. 
In recent weeks we have seen crowds return to 
sporting events, which provides a massive boost 
for surrounding retailers, particularly restaurants 
and bars in CBD locations. As the Adelaide Crows 
and Port Adelaide embark on their AFL seasons 
with some much-needed home games at Adelaide 
Oval, the CBD retailers that provide places to eat 
and drink before and after games will welcome the 
extra traffic.

The Adelaide Fringe was another much-needed 
stimulus for local retailers, with a total attendance 
of 2.7 million people over the 31 days of festival 
shows. The total of 632,667 tickets sold for 

the open-air festival in Adelaide’s parklands 
would have come as another welcome boost for 
surrounding local retailers, with over 70,000 of 
those Adelaide Festival tickets sold to tourists 
visiting South Australia.

The Adelaide Fringe created activity for CBD  
and local retailers throughout the festival period 
from 19 February to 21 March. Just 12 months 
earlier, the end of the Fringe Festival in 2020 
marked the beginning of COVID-19 lockdowns and 
restrictions, and now in 2021, for many people it 
has marked the return to a sense of normality for 
most South Australians.

Current restrictions were eased even further at 
midnight on 30 March, with hospitality venues such 
as pubs and hotels allowed to increase capacity 
to 75 per cent. Previous caps on indoor seated 
venues were lifted entirely, however masks are 
mandatory for patrons once the venue reaches 
50 per cent of its seating capacity. Dancefloor 
restrictions were removed entirely for venues with 
capacity up to 1000 people, potentially reviving 
the nightlife scene in Adelaide (source: InDaily – 
Adelaide Independent News). 

While we may be seeing the beginning of a 
recovery in retail, there are softer yields in the 
retail markets in comparison to other commercial 

property sectors. Recent Corelogic Cityscope 
data indicates that sales for retail buildings in the 
Adelaide CBD are beginning to rise. The latest 
quarterly data shows $21.6 million worth of retail 
building sales for the three months to January 
2021, compared to just $3.2 million for the three 
months to October 2020. Retail rents are still yet 
to see any major shifts or bounce back, after a year 
that saw many tenants granted rent free periods 
and rental abatements.

The early signs are positive for the retail property 
market and we expect these trends to continue as 
the vaccine rollout reaches more South Australians, 
however, we may not see a full return to the norm 
until all border restrictions are lifted and the 
tourism industry is back in full swing. 

Chris Winter
Commercial Director

South Australia

The early signs are positive for the retail property market and we expect these trends to continue as 
the vaccine rollout reaches more South Australians, however, we may not see a full return to the norm 
until all border restrictions are lifted and the tourism industry is back in full swing. 
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Perth
The retail property market in Perth concluded the 
2020 calendar year on a sombre note. 

Prior to the advent of the COVID-19 pandemic, 
the retail property market in Perth was already 
facing challenging conditions. Unfortunately, the 
pandemic only made the situation worse. The 
impact on the trading ability of businesses across 
almost all retail property classes was severe and 
pronounced. 

The main problem has been a lack of transaction 
activity. The notable exception was demand 
for investment grade retail property (e.g. 
neighbourhood shopping centres). These assets 
remained highly sought after, often meeting key 
criteria that sophisticated investors continue 
to seek such as long remaining lease terms (i.e. 
WALE), non-discretionary tenancy mix backed 
by strong lease covenants and sound locational 
attributes with a growing population catchment. 

We expect this asset class to remain highly sought 
after in 2021. There however remains limited stock 
available for acquisition. Vendors seem reticent to 
sell despite the tight yields being achieved given 
insufficient levels of return available in alternative 
investment vehicles. 

For similar reasons, we expect demand from 
eastern states-based buyers to continue unabated. 
Cashed up investors are likely to continue to cast 
their net over Western Australia, attracted to the 
rental returns on offer which tend to be above and 
beyond those available locally. 

Yield compression is apparent and likely to remain 
for the short term, driven by the low prevailing cost 
of funds in the current debt finance market. 

On a less positive note, the number of discount 
department stores in sub-regional shopping centres 
confirmed or mooted to be vacating in the near 
future is sobering. Backfilling these tenancies may 
prove challenging.

Despite their much-publicised trading difficulties 
and visible vacancy, we expect traditional high 
streets to retain their appeal to customers, if 
nothing else but for the convenience-based 
shopping. 

Our team is often surprised at the seemingly long 
line of tenants for perennially vacant shops in such 
locations, however their business acumen and 
sustainability of operations is often being called 
into question by leasing agents active in this space, 
who have become increasingly discerning as to the 
expertise of the operator prior to entering lease 
negotiations.

We expect the trend of retail space being taken 
up by non-traditional retailers such as health-care 
services (e.g. physiotherapists, yoga studios, etc.) 
to continue, whilst conventional retailers are likely 
to diversify their product or service offering. 

Land holdings in established high street locations 
remain keenly sought after, despite the level of 
tenancy risk, which is a function of the scarcity 
of sites offered to the market in these locations, 
the high underlying land value and prospect for 
mixed use redevelopment. We envisage such assets 

that possess sound real estate fundamentals to 
be repositioned by landlords weary of on-going 
vacancy and substandard rental returns. 

The Code of Conduct for retail tenancies introduced 
at the onset of the pandemic expired on 28 March 
2021. The financial strength of incumbent tenants 
will be monitored closely in the coming months, 
particularly as government stimulus measures 
(such as JobKeeper) are also wound back. 
Certain retailers, who appear to have indirectly 
benefited from the cash boost, such as motor 
vehicle dealerships and taverns, may experience a 
correction of sorts as revenue gradually aligns to 
historical trading levels. 

The staged roll-out of vaccines will provide 
a welcome boost to the tourism sector with 
increased inter-state travel and the re-opening of 
international flights, albeit to selected destinations.  

In summary, Herron Todd White sees the existing 
malaise in retail property market conditions 
continuing in at least the short term. Opportunity 
does however exist for investors with an increased 
risk appetite to acquire some of those less sought-
after assets in the market place at yield premiums, 
or assets which would benefit from repositioning, 
redevelopment or capital expenditure.

Greg Lamborn
Director

Western Australia
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Darwin
CBD retail in Darwin remains quite problematic 
and structurally it is difficult to see this changing 
over the next 12 months. Whilst there are some 
bright spots, especially in some aspects of 
hospitality, the core issues persist. The CBD’s 
location on a peninsula some distance from the 
northern suburbs, the need for metered parking, 
an uncontrolled tenancy mix where there might be 
a need for a walk between shops; all these factors 
combine to make the CBD shopping experience less 
attractive for many people than a trip to Casuarina 
or Gateway (Palmerston).

This was brought home recently by the sale of the 
Chinatown site in the heart of Darwin CBD for $3.75 
million. This is a 5680 sqm site with frontages 
to Mitchell Street, Peel Street, Mott Court and a 
pedestrian walkway to Smith Street. The original 
plans for this site back in 2007 were impressive, 
with development consent obtained for shops, 
restaurants, offices, bar/tavern, indoor recreation 
establishment, 150 hotel suites and 174 units in two 
buildings of nine and 24 storeys with three levels 
of basement carparking. This was an ambitious 
project by Darwin standards and excavation of 
the site to a depth of about 10 metres was quickly 
completed. However, the project stalled, and it was 
sold as an excavated hole earlier this year at a price 
which was disappointing considering the initial 
promise of the site.

One of the issues that the site faces is the CBD 
activation levy, which was introduced by the NT 
Government in an effort to enhance the amenity 
of the CBD. Vacant land in Darwin CBD attracts 
a levy (based on two per cent per annum of the 
property’s unimproved capital value) unless it is 
“activated” in some way. Lot owners have been 
able to “activate” their properties by a variety 
of means such as converting it to carparking, 
however activation is problematic for a site that 
is subject to deep excavation. The landowner 
could be up for a significant cost until the site is 
developed in some way.

The lack of viability of development of this site as 
a retail/mixed use centre over a period of 14 years 
illustrates the difficulties being encountered not 
just by retail, but by all land uses in Darwin CBD.

Terry Roth
Director

Northern Territory

CBD retail in Darwin remains quite problematic and structurally  
it is difficult to see this changing over the next 12 months. 
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Canberra
It’s time for us to gaze into our crystal ball to 
see what 2021 has in store for the retail sector. 
The sector saw poor performance in 2020 and 
was largely impacted by COVID-19. Government 
stimulus has helped reduce the impact of the 
COVID-19 pandemic and the vaccine roll out should 
help stabilise the sector, however with the end of 
JobKeeper and JobSeeker having past, the sector 
may be in for more difficult times ahead.

Last year we saw businesses promoting work from 
home for a large portion of the office workforce. 
This movement of the workforce saw trade reduce 
for retail in the major office precincts while 
suburban retail saw a boost. 2021 has seen workers 
returning to the office and we expect this to 
continue throughout the year.

Investment sales have been limited however there 
has been strong demand and tightening yields for 
properties with good quality, national tenants on 
long leases while properties with weaker lease 
covenants have been experiencing weakening 
demand. We expect to see this trend continue 
throughout 2021.

Leasing activity has still been active with landlords 
and tenants continuing to come to terms, however 
we have seen higher incentives being offered in the 
current market. Incentives are usually in the form 
of a rent-free period or fitout contribution at 10 to 

20 per cent of total gross lease value for five-year 
leases and lower incentives offered for shorter 
term leases. We expect to see this continue during 
the year. 

Overall, we expect to see a weak year for the retail 
sector. We will keep a keen eye on this market and 
review at the end of the year to see how accurate 
our predictions were.

James Feeney
Valuer

Australian Capital Territory

2021 has seen workers returning to the office and we expect  
this to continue throughout the year.



Residential
April 2021



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 orange indicate positional change from last month.

National Property Clock: Houses

R
E

S
ID

E
N

T
IA

L

24

Month in Review
April 2021

RISING 
MARKET

Start of 
Recovery

BOTTOM OF 
MARKET

DECLINING 
MARKET

Approaching 
Bottom of Market

PEAK OF 
MARKET

Approaching 
Peak of Market

Starting to 
Decline

Albury
Bathurst
Burnie/Devenport

Dubbo
Launceston
Tamworth

WodongaGeelong

Albany
Geraldton

Kalgoorlie

Adelaide
Adelaide Hills

Ballina/Byron Bay
Barossa Valley

Brisbane
Broome

Cairns
Canberra

Central Coast
Coffs Harbour

Emerald
Gladstone

Gold Coast
Hervey Bay

Hobart
Illawarra

Ipswich
Karratha
Lismore
Mackay

Melbourne
Mildura

Mount Gambier
Newcastle

Perth
Port Hedland

Rockhampton
Shepparton

South West WA
S’thn Highlands
Sunshine Coast

Sydney
Toowoomba

Townsville
Whitsunday

Alice Springs
Bundaberg

Darwin



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 blue indicate positional change from last month.

National Property Clock: Units

R
E

S
ID

E
N

T
IA

L

25

Month in Review
April 2021

RISING 
MARKET

Start of 
Recovery

BOTTOM OF 
MARKET

DECLINING 
MARKET

Approaching 
Bottom of Market

PEAK OF 
MARKET

Approaching 
Peak of Market

Starting to 
Decline

Albury
Bathurst
Burnie/Devenport
Launceston
Tamworth

Canberra

WodongaGeelong

Albany
Geraldton

Kalgoorlie
Whitsunday

Adelaide
Adelaide Hills

Ballina/Byron Bay
Barossa Valley

Broome
Central Coast
Coffs Harbour

Dubbo
Emerald

Gladstone
Gold Coast

Hervey Bay
Hobart

Illawarra
Karratha
Lismore
Mackay
Mildura

Mount Gambier
Newcastle

Port Hedland
Rockhampton

Shepparton
S’thn Highlands
Sunshine Coast

Alice Springs
Brisbane

Bundaberg
Cairns

Darwin
Ipswich

Melbourne
Perth

South West WA
Sydney

Toowoomba
Townsville



26

R
E

S
ID

E
N

T
IA

L

Month in Review
April 2021

Overview
A combination of factors has seen first time 
buyers become extremely active in markets 
across the nation. Unfortunately for these buyers, 
markets are running hot and it’s become difficult 
to secure opportunities.

This month, our teams deliver their location-by-
location advice on where first homebuyers are 
purchasing, and what options remain to secure a 
first purchase with excellent potential.

Sydney
First homeowners have been increasingly 
active in the Sydney property market over 
the past 12 months with less competition from 
property investors, low interest rates and several 
government assistance programs making it easier 
to enter the market. 

In New South Wales, first home buyers have 
had access to the First Home Buyer Assistance 
Scheme which allows for exemption from 
stamp duty on new homes up to $800,000 and 
a concession on stamp duty for new homes 
between $800,000 and $1 million. For existing 
homes, these thresholds are slightly lower 
at $650,000 for an exemption and between 
$650,000 and $800,000 for a concession. 

The First Home Owner’s Grant also provides a 
grant of $10,000 on new homes, while the recent 
HomeBuilder program also provides grants to 
build a new home or complete a renovation, 
but ended on 31 March 2021. The Australian 
Government’s First Home Loan Deposit Scheme 
has also made it easier for first home buyers 
to buy a new or existing home with a five 
per cent deposit, rather than the 20 per cent 
normally required to avoid mortgage insurance. 
The government guarantees the 15 per cent 
difference. The scheme has varying eligibility 
criteria and number of places available.

In more recent months, property prices have 
started to increase quite significantly, particularly 
for houses, but now also for units with investors 
starting to return to the market. This is again 
putting pressure on what first home buyers are 
able to afford.

While the outer suburbs of Sydney, particularly 
in the south-west and north-west, attract a 
greater number of first home buyers, there are 
opportunities throughout Sydney depending 
on the first home buyer’s budget, ability to get 
assistance from parents, or willingness to co-buy 
with siblings or friends. 

Another option for those looking to get into the 

New South Wales
market for the first time but not able to afford a 
home closer to the city or the beach is to rentvest. 
With rental yields generally stronger in the west, 
first home buyers can purchase in the west and 
then rent and live in the east, with a lower rental 
differential than the equivalent price differential.

North West
In the past, many people buying their first home 
in Sydney would start their search in the east but 
eventually find themselves in the west. This was 
due to the price point; in broad terms, you can buy 
a similar property in the west for less than the 
east. 

As the city has evolved and particularly during 
2020, living in the western suburbs of Sydney has 
become more appealing given the lower entry 
price point, volume of brand-new stock available, 
planned infrastructure recently built or underway 
and the ability to buy a larger property with the 
same money that might offer a yard and a genuine 
home office when working from home.

The price point of $800,000 is considered the top 
end of the typical first home buyer and for that 
money you can buy:

A brand new single level four-bedroom, two-
bathroom, one-car garage detached dwelling on 
300 square metres in Marsden Park.

While the outer suburbs of Sydney, particularly in the south-west and north-west, attract a greater 
number of first home buyers, there are opportunities throughout Sydney depending on the first home 
buyer’s budget, ability to get assistance from parents, or willingness to co-buy with siblings or friends. 
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A new home in Marsden Park Source: realestate.com.au 

A circa 2020 single level three-bedroom, two-
bathroom, one-car garage dwelling on 291 square 
metres in Box Hill.

 

A new home in Box Hill Source: realestate.com.au 

If you are unable to stretch to $800,000 for a 
dwelling, then a smart choice would be to buy 
an older unit in Parramatta. For $600,000 
you can buy a 2004 built two-bedroom, two-
bathroom unit with one car space in Good Street, 
Parramatta, opposite a park and only a short 

walk to the shops and station. The older units 
are generally more spacious and any structural 
issues would have been identified by now as 
opposed to some more recently built complexes 
in Sydney.

The sub-$800,000 market is hot right now, thanks 
to very low interest rates, pent up demand due 
to COVID-19 and perhaps a change of attitude 
towards living arrangements and locations given 
the popularity of working from home. 

An example of the market growth is the sale 
of a four-bedroom house on Bolwarra Drive in 
Marsden Park in March 2020 for $735,000. A 
similar house in Woylie Street sold in January 2021 
for $796,000. This represents an 8.2 per cent 
increase in 10 months, with potentially more uplift 
since then as well.

South West
The south-west property market has traditionally 
been popular with first home buyers as it offers 
a wide range of property assets at an affordable 
price, however 2021 has seen property prices soar 
as a result of demand outstripping supply, coupled 
with historically low interest rates and cashed 
up buyers which has made it increasingly more 
difficult for first homeowners to get their foot into 
the market.

Notwithstanding this, there is a wide variety of 
property types available to meet any budget, from 
older style walk-up units centrally located within 
close proximity to the Liverpool CBD, to a brand-new 
house in one of the newly formed housing estates. 

Below is a small snapshot of what is available.

Firstly, an older two-bedroom, one-bathroom unit 
in Liverpool, with a one-car garage, which sold in 
February 2021 for $340,000 with an achievable 
rental of $280 to $320 per week.

A unit in Beale Street, Liverpool Source: CoreLogic  

For something slightly larger, an older style 
three-bedroom, two-bathroom duplex in 
Hinchinbrook with a one-car garage, which sold in 
March 2021 for $650,000 with an achievable rental 
of $450 to $490 per week.

 

A duplex in Pegasus Avenue, Hinchinbrook Source: CoreLogic 

 
Vacant land is another option for first home 
buyers in the south-west, with various 
opportunities starting from the mid $400,000s 

Vacant land is another option for first home buyers in the south-west, 
with various opportunities starting from the mid $400,000s in suburbs 
such as Austral, Leppington, Catherine Park and Cobbity.



R
E

S
ID

E
N

T
IA

L

Month in Review
April 2021

28

Deco property in fairly basic but liveable 
condition and sold for $775,000 in March. This 
unit is located within a short walk of the city, 
Kings Cross Station and local shops, bars and 
cafes. Furthermore, the Art Deco period appeal 
and scope to improve makes its long-term 
prospects look promising.

 

3/120 Brougham Street, Potts Point Source: realestate.com.au 

Long-term growth is always reliant on supply and 
demand and with that in mind it is important to 
make the property you purchase as unique as 
possible. Purchasing in a large-scale development 
in dense or modern areas such as Green Square 
is going leave the property subject to market 
forces and will leave few options for improvement. 
Furthermore, properties in these areas are 
constantly competing with more modern product.

Given that many inner-city areas have 
experienced consistent price growth and 
gentrification over recent decades, combined with 
the typically higher average incomes living in the 
area, many first home buyers within this area still 
need assistance from the bank of mum and dad to 
get into the market.

Many parts of inner Sydney are premium suburbs 
which are outside the means of first home buyers. 
However, some areas currently remain as options, 

rates and the harsher impact the pandemic has 
had on the younger demographic, often with less 
employment tenure.

As a result of low demand, price growth in the 
lower end of the inner-city market (typically studio 
and one-bedroom units) is languishing behind the 
house and land market.

The federal government’s First Home Loan Deposit 
Scheme provides support for first home buyers, 
with the government effectively guaranteeing 
loans for eligible first home buyers. There is 
otherwise limited support on offer for first home 
buyers within the inner city as there are few new 
build opportunities.

First homebuyer options within the inner city 
are largely limited (by price) to studio and one-
bedroom units, often under $800,000. A recent 
example is 27/38 Chalmers Street, Surry Hills, 
selling for $730,000 in March. Whilst this property 
is situated on a busy road, the unit has a study, 
outdoor area, proximity to local shops and cafes 
and a local outlook – all factors making it appealing 
to the first home buyer demographic.

As we all know, location is the most important 
factor when it comes to selecting a property. 
Arguably (for apartments) the building itself is a 
close second. Units that are well located, solidly 
built and well managed are likely to provide 
the best long term growth potential and lower 
overall maintenance costs. Typically, these 
buildings are older style of brick construction. 
Furthermore, large units tend to retain their 
appeal and appreciate over and above their small 
counterparts. 

3/120 Brougham Street, Potts Point falls into 
this category, being a one-bedroom unit of 
approximately 63 square metres. It is an Art 

in suburbs such as Austral, Leppington, Catherine 
Park and Cobbity.

For those with a larger budget, new homes are a 
good option. This brand-new home in Edmondson 
Park with four bedrooms, two bathrooms and a 
one-car garage on 303 square metres of land sold 
in March for $892,000, with an achievable rental 
of $550 to $600 per week.

 

40 Ardennes Avenue, Edmondson Park Source: CoreLogic 

Whilst there is a great range of options available, 
we consider areas around current or planned 
infrastructure and community-emphasised living 
to be the best long-term potential for property 
growth and quality of life, however this is not a 
secret and in the current climate, first homeowners 
are finding it harder and harder to get their foot in 
the door as they are competing with other buyers 
with greater access to funds.

Inner Sydney
The inner city is a popular choice for young 
professionals, due to the café culture, walk-to-
everywhere position and proximity to public 
transport and amenities. Despite the return to 
offices that began at the start of the year, first 
home buyer activity appears to have been slow to 
start in 2021. This is likely due to multiple factors, 
including price growth driven by low interest 
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25 Hubert Street, Leichhardt Source: realestate.com.au 

As seen with the Leichhardt sale above, we are 
noticing a lot of properties selling well over 
the agent’s quoted price guides, especially for 
houses and good quality properties in high 
demand. While agents should be updating the 
price guide according to market feedback, it 
is common that properties might sell above 
expectations in heated markets such as we are 
currently witnessing. 

Some of the strategies first homebuyers are 
adopting to enter the market include drawing on 
equity from their parents’ property, co-buying with 
relatives, buying an investment property while 
staying with parents or rentvesting. 

Property types that we consider pose the highest 
risk in the short term include high density 
apartments within oversupplied areas, properties 
located on busy arterial roads or with significant 
location or environmental concerns.

Eastern Suburbs
The eastern suburbs is a difficult market for first 
home buyers to enter unless they are prepared to 
make some compromises or have the income or 
financial support to be able to enter the market at 
a higher price threshold.

also minimum deposit requirements. Some 
government incentives such as the First Home 
Buyer Assistance Scheme and the HomeBuilder 
program (also available to non-first home 
buyers) have been further stimulating this lower 
end of the market and supporting first home 
buyers. 

This segment of the inner west property market is 
generally limited to apartments and townhouses 
and entry-level dwellings which typically require 
renovations of some sort. 

A two-bedroom apartment with one bathroom 
and a single car space sold in Newtown for 
$716,000 in March 2021. The unit is in liveable 
condition with a basic fit out and a total internal 
living area of 49 sqm.

 

A unit in Newtown Source: CoreLogic 

A completely original freestanding home at 25 
Hubert Street, Leichhardt was listed for auction 
during February with an agent advised price 
guide of $840,000 and sold in March 2021 for a 
significantly higher price of $1.251 million. The 
property required a complete renovation and 
has no off-street parking, however is in a good 
location and within close proximity to Leichhardt’s 
light rail station.

such as Chippendale with a median unit price of 
$722,600 (source: realestate.com.au). 

Recently 201/82 Abercrombie Street, Chippendale 
sold for $790,000. The property is a one-bedroom 
warehouse apartment with parking.

 

201/82 Abercrombie Street, Chippendale Source: realestate.com.au 

Inner West
Sydney’s inner west region consists of a highly 
diverse property market and covers a large area 
from Balmain in the north, Marrickville to the 
southern end, inner city Newtown to the east and 
suburbs such as Strathfield and Concord further 
west which comprise larger family homes. 

Property values across this region have been 
trending upwards since mid to late 2020 which 
is due to various reasons, particularly record low 
interest rates, government incentives, improving 
sentiment around COVID-19 concerns and wider 
economic conditions. 

Based on our experience, media reports and 
other anecdotal information, it appears that first 
home buyers have been continuously returning 
to the market in recent times. Most first home 
buyers are restricted to properties below 
approximately $1 million due to affordability 
constraints of servicing large loans and 
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Shire has experienced a rise in first home buyers 
entering the market over the past 12 months. The 
most popular product is older style two-bedroom 
units from Cronulla to Miranda, with beaches, cafes 
and shopping facilities drawing first home buyers 
to these areas. 

An example of a unit currently on the market is 
2/72 Kurnell Road, Cronulla, which the agent has 
described as ideal for first home buyers or the 
astute investor. The property is a renovated 1970s 
two-bedroom, one-bathroom, elevated ground 
floor unit with single car space. The property last 
sold in February 2019 for $637,000 and is now (at 
the time of writing) on the market with a guide of 
$700,000 to $730,000. It was last advertised for 
rent in July 2020 for $460 per week.

2/72 Kurnell Road, Cronulla Source: CoreLogic  

Detached dwellings are generally out of reach for 
the majority of first home buyers, however there 
are opportunities for first homeowners with higher 
incomes, support from mum and dad, or those 
who combine resources with a sibling or friend to 
purchase their first home. This market has also 
become extremely popular with young families 
looking to upgrade out of units. 

The lower end of the market for a detached 
dwelling in the Sutherland Shire is in suburbs 

dwellings or basic detached dwellings in the lower 
part of the region.

A semi-detached dwelling at 72 Robey Street, 
Maroubra recently sold in March for $1.5 million. 
The property comprised two bedrooms plus 
study, two bathrooms and a one-car garage with 
semi-modern interiors on a 202 square metre 
allotment. The dwelling is located in the western 
part of the suburb, within short walking distance 
of Maroubra Junction.

Situated just to the east of Mascot, a property 
at 100 Vernon Avenue, Eastlakes, sold for $1.46 
million in February. The property comprised a 
three-bedroom, one-bathroom detached brick 
home with a one-car carport on 595 square metres 
of land. The home had dated interiors, detached 
storeroom and laundry, inground pool and is 
positioned in a cul de sac and adjacent to The 
Lakes Golf Course. On the minus side however, 
there were no golf course views available and the 
property backed onto Southern Cross Drive (with 
sound barrier between), a major arterial road 
linking the CBD to Sydney’s south and south-
western suburbs.

 

100 Vernon Avenue, Eastlakes Source: CoreLogic 

Sutherland Shire
As in other parts of Sydney, the Sutherland 

Units are the most popular choice for first home 
buyers with one-bedroom and some two-bedroom 
options available throughout many suburbs in the 
east for under $1 million. A search of realestate.
com.au at the time of writing for properties in the 
eastern suburbs listed for sale with first home 
buyer in the sale description yielded 66 results for 
units and zero results for houses. 

A renovated ground floor Art Deco unit at 
3/48 Edward Street, Bondi sold in March for 
$820,000 and comprised one bedroom and one 
bathroom with no parking in a small complex of 
eight and only a 750-metre walk to Bondi Beach. 
Alternatively, a 1970s two-bedroom, one-bathroom 
unit with a one-car garage at 3/163 Avoca Street, 
Randwick, sold in March for $966,000. The unit 
had dated interiors and was marketed as being 
ripe for renovation, enjoyed some restricted ocean 
views from the small balcony and was across the 
road from Royal Randwick Shopping Centre.

 

3/48 Edward Street, Bondi Source: CoreLogic 

More modern one-bedroom and smaller two-
bedroom units are still available in suburbs such as 
Little Bay, Botany and Mascot.

For housing options, it is difficult to find anything 
under $1.5 million in the eastern suburbs. At this 
price level it is mainly going to be smaller attached 
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you are prepared to live on a major roadway or 
purchase something more unconventional. An 
example is 33 Oceana Street, Narraweena , a 
renovated three-bedroom, one-bathroom semi-
detached (at the rear) dwelling on 354 square 
metres of land that sold for $1.755 million in 
March.

33 Oceana Street, Narraweena Source: realestate.com.au  

We have seen that first home buyers are really 
broadening their search horizons with a willingness 
to compromise on location to get their foot in 
the door. Traditionally buyers would focus their 
attention on smaller segments of the local market, 
however as the need for work related travel has 
been reduced combined with limited stock and 
strong competition, buyers are more accepting of 
living in a variety of locations should the home suit 
their lifestyle needs. 

Multi-generation living and co-purchasing are 
popular methods for first home buyers, providing 
the financial ability to own a home they may not be 
able to afford on their own. Homes are constantly 

Over the past few years we have noticed an 
increase in first home buyers using their parents 
as guarantors to avoid having to save for a 20 
per cent deposit. This is a great way to enter the 
market faster than the traditional way of saving for 
years to be able to afford the deposit and stamp 
duty, particularly in a rising market.

The government changed the first homeowner 
grants during the COVID-19 pandemic. Only 
a few of the current grants on offer meet the 
criteria for a first home in the Sutherland Shire. 
Currently, first homeowners can receive a full 
exemption in stamp duty if buying a home to 
the value of $650,000 for an existing home 
and a reduction in stamp duty if buying a home 
between $650,000 and $800,000. Some new 
units in suburbs such as Miranda are being 
marketed towards first home buyers to take 
advantage of the higher thresholds for new 
properties under this scheme.

Northern Beaches
In the unit market, one-bedroom units are 
available in most suburbs between $550,000 
and $700,000, and range in age and quality 
depending on the location. Older two-bedroom 
units are still available in the $800,000 range 
in suburbs including Dee Why, Manly Vale and 
Newport. A recent example of a first home buyer 
opportunity is 7/21A Koorala Street, Manly Vale, 
a renovated circa 1960s two-bedroom, one-
bathroom unit which sold for $841,500 in March.

Entry level into the housing market is circa $1.7 
million for most suburbs at the moment, unless 

such as Heathcote and Engadine, which are 
popular for their schools, shopping facilities and 
parklands, while both suburbs also have a railway 
station with a commute time of 45 to 50 minutes 
into the city. 

For a dated single level dwelling in these suburbs, 
your budget will need to start around the $1 
million mark. These dated dwellings allow a first 
home buyer to have a house in the Sutherland 
Shire that they can slowly renovate and update 
themselves to create equity and a more liveable 
home over time.

A property in Wollybutt Road, Engadine, is 
currently listed for sale with a buyer’s guide of 
$890,000 to $970,000. The 1970s single level, 
clad home has three bedrooms, one bathroom 
and a one-car detached garage on 632 square 
metres of land. The home has been updated 
internally and also has a rear pergola and sunken 
above ground pool but is situated on a local 
thoroughfare.

 

64 Wollybutt Road, Engadine Source: CoreLogic 

Multi-generation living and co-purchasing are popular methods for first home buyers, providing the 
financial ability to own a home they may not be able to afford on their own. Homes are constantly 
marketed with in-law style self-contained accommodation or granny flat potential.
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Springfield Estate Source: realestate.com.au 

Matthew Halse
Director 

Southern Highlands
As the property market continues to march 
forward in 2021, so too does the increase 
in property growth and inevitably the first 
homeowner faces the prospect of being priced out 
of the local market. Typically speaking, regional 
areas have always provided affordable options 
for first homeowners as the major capitals such 
as Sydney look extremely unaffordable. However, 
given the decentralisation of the workforce due 
to COVID-19, the Southern Highlands region has 
experienced quick and significant growth over 
the past 12 months. This in turn has made the 
affordable hubs of the Highlands not so affordable 
for first home buyers. 

We have seen an increase in activity in new 
suburban subdivisions such as Darraby in Moss 
Vale, Renwick, Nattai Ponds and new land releases 
in Bundanoon. This flurry of activity has not 
necessarily been driven by first homeowners, but 
a large portion of this market has been young 
families coming out of their first homes in Sydney 
(typically apartments) and looking to keep these 
as investments as they upgrade into family homes. 

Increased supply over recent times due to 
the completion of multiple high-density 
developments is another factor working in 
the first-time home buyer’s favour in the unit 
market. Many new unit developments are now 
targeted towards the first home buyer with 
mention of the current stamp duty exemption or 
concession in the sales description for properties 
under $1 million. 

An example of such a property can be found in the 
newly finished Altessa development in the suburb 
of Gordon, with a two-bedroom, two-bathroom unit 
being marketed with the following title: “New First 
Home Owner Stamp Duty Exemption”!

 

The Altessa development in Gordon Source: realestate.com.au 

On an entertaining note in regard to the not 
so common first time home buyer, we saw the 
sale of Springfield Estate, 27 Pibrac Avenue, 
Warrawee in December 2020 for $11.5 million. 
This property was originally purchased in June 
2017 for a reported price of $12 million by a then 
14-year-old assumed first home buyer. Not your 
typical first homebuyer product, the property 
was sold to a Foreign Investment Review Board-
approved buyer from China, the day before 
new regulations set in, effectively doubling the 
potential stamp duty.

marketed with in-law style self-contained 
accommodation or granny flat potential.

A recent example is 52 Ashworth Avenue, Belrose. 
The property is a circa 1970s two level five-
bedroom, three-bathroom dwelling configured as 
two self-contained apartments and marketed to 
extended families. The property sold through JDH 
Real Estate for $1.775 million in 10 days, highlighting 
how popular this form of living has become.

 

52 Ashworth Avenue, Belrose Source: realestate.com.au 

North Shore
The lower and upper North Shore markets have 
followed the general market trends so far this 
year, with the entry price point for first-time 
home buyers rising by the day. The only sector 
where prices have stagnated or are increasing at 
a slower rate is the residential unit market. The 
fact that units on the lower and upper North Shore 
obviously have a lower price point and that prices 
currently aren’t keeping pace with residential 
dwellings present a realistic opportunity for first 
home buyers. 

First home buyers are usually competing with 
investors at this entry price point, but with 
investors and overseas purchasers far less active 
in the market, there are certainly opportunities 
available. 
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new for a package price of below $600,000 and 
still reap the benefits of a $10,000 grant, full 
exemption of stamp duty and may even secure 
additional incentives from developer grants within 
some of the new residential estates. Why not? 
Especially when other first homeowners living in 
established metro areas such as Brisbane, Sydney 
and Melbourne would be staring down the barrel of 
$1 million plus for a similar new build home!

One option this valuer has encountered is where 
a young, single chap has bought his first, four-
bedroom home with sleepout for circa $400,000. 
As the demand for rental accommodation and 
rental levels in the region have also lifted markedly 
in the past six months, the enterprising first 
homeowner has opted to occupy the sleepout 
and bring in four flatmates at $135 per bedroom 
per week each (plus shared expenses for food, 
electricity, water etc.) which translates to $540 per 
week or $2,160 per month. This return would more 
than cover the expected monthly principal and 
interest payment for a standard variable loan of say 
$320,000 over a 30 year term loan at an interest 
rate of below 3.5% per annum… without having to 
contribute anything out of his own pocket! SCORE!

In summary, the Lismore, Casino and Kyogle areas 
are very affordable for eligible first homeowners 
under the current interest rate environment and, 
subject to some thinking outside the box strategies, 
first home buyers could find themselves in a very 
much improved financial position for their long 
term future if they take full advantage of attacking 
the loan principal in the current environment.

Vaughan Bell
Property Valuer

in and first sale, if under $600,000 OR under 
$750,000 for a new building development, i.e. 
buying land and building a new home.

In light of the current explosion of sales activity 
within the region and restricted supply of available 
stock over the past three months, the poor old first 
homeowner is having to compete with other market 
segments such as investors and even upgraders 
and downgraders. In this current market, it has not 
been unusual to see existing homes eventually sell 
for above the asking price.

However, with the attraction of lower interest rates 
(some loan deals are even under two per cent 
for fixed home loans), first homeowners may be 
somewhat emboldened to give it a go and compete 
for the limited stock. Providing they tick all the 
boxes with the lender, have secure employment 
and have the necessary 20 per cent deposit, then 
paying a little extra to avoid the lost opportunity 
of not acting soon enough, is not necessarily an 
insurmountable risk to consider.

Some have even opted for a variable loan so they 
can make additional principal payments whilst the 
interest portion of the loan is low and make some 
serious inroads in the total loan amount. This tactic 
could shave many years off the loan term and 
reduce the burden on the first homeowner once 
interest rates eventually rise.

The typical purchase price points for first home 
buyers in the Lismore region generally hover 
around $250,000 to $450,000 and slightly lower 
for Casino and Kyogle, however, the upper range is 
continually being challenged as first home buyers 
can see the benefit of buying land and building 

This has ultimately increased the entry level for 
these new suburbs upwards of 15 to 20 per cent.

As first homebuyers continue to navigate heated 
local markets, the main pockets of value still shown 
in the Southern Highlands are located within the 
smaller satellite suburbs that have often been 
considered slightly less desirable. Suburbs such 
as Welby, New Berrima and Yerrinbool all still 
offer some options sub $550,000, although this is 
quickly changing as we see investors and other first 
homebuyers rushing to find any potential pockets 
of value left within the local region. 

Kurt Bismire/Tim Stevens
Property valuers

Lismore/Casino/Kyogle
One of the benefits of locating within the regional 
areas of the Northern Rivers (Lismore, Casino, 
Kyogle and surrounding districts) is that the first 
homeowner has prime opportunity to secure full 
exemption from paying stamp or transfer duty or 
apply for the First Home Buyer Assistance Scheme.

The primary reason for this is that the price 
thresholds for these options are generally higher 
than the sale prices achieved for most of the 
applicable or suitable residential dwellings for the 
first homeowner within the region.

As it stands, under the First Home Buyer 
Assistance Scheme, the threshold in New 
South Wales is $650,000 for existing homes or 
$800,000 for new build development in order to 
be eligible for full exemption of stamp or transfer 
duty. This easily covers the full gamut of residential 
zoned dwellings throughout Lismore, Casino and 
Kyogle…so happy days!

In addition, there is the also the provision of 
a $10,000 grant for those first homeowners 
intending to buy a new home, i.e. never been lived 

Lismore, Casino and Kyogle areas are very affordable for eligible 
first homeowners under the current interest rate environment.



R
E

S
ID

E
N

T
IA

L

Month in Review
April 2021

34

for houses or units under $1 million in asking 
price. Five of those eight properties are also listed 
as under offer.

The net result of the high entry price for 
first home buyers is that many are moving 
to more affordable areas to obtain their first 
property. Areas such as Cumbalum, Pottsville, 
Murwillumbah, Ballina and Lismore/Goonellabah 
are set to benefit as a result. The downside for 
the Byron Shire is that an outflow of first home 
buyers also means a leakage of skilled workers 
from the area, resulting in some employers 
losing workers and unable to fill vacancies. It is a 
common concern amongst employers, particularly 
in Byron Bay, that suitable job applicants are 
unable to move to the area due to the high cost of 
rent or real estate purchase.

The shortage of affordable housing in the 
Byron Shire is exacerbated by a lack of available 
residential land being developed on a scale large 

Byron
The Byron Shire residential market remains 
strong, still buoyed by a mixture of interstate and 
intrastate migration, government incentives and 
stimulus measures (JobKeeper, Home Builders 
Grant) and positive publicity surrounding the 
recent purchases of property in the area by 
celebrities and influencers (Zac Effron and Lorna 
Jane, for example). Whilst that spells good news 
for owners with established roots in the area 
and buyers with bulging wallets, the continuing 
upward rise in property values in the shire is a 
sore point for first homebuyers looking to break 
into the market.

Current low lending rates and historically low 
vacancy rates for rental properties offer plenty of 
incentive for folks to jump from renting to home 
ownership, however affordability remains a key 
stumbling block in Byron Bay and surrounds. 
Many first homeowners need to rely on older 
family members to act as guarantors for their 
mortgages.

The market under $1 million in the Byron Shire is 
generally restricted to villas and duplexes in the 
coastal town of Ocean Shores and inland towns 
such as Mullumbimby and Bangalow where some 
older houses may also be available. The lower the 
price, the scarcer the available stock. A search 
of realestate.com.au shows that at the time of 
writing, there are currently eight houses or units 
for sale in Mullumbimby under $1 million with 
seven of those marked as under offer. Similarly, 
in Ocean Shores, there are also only eight listings 

Balina
The market on the North Coast, in particular the 
coastal towns, remains strong. Agents still have 
limited stock and high demand for properties in the 
sub-$1.5 million range. The COVID threat although 
still present seems to be all but a thing of the past 
in the local area. This however may change and in 
turn could still have an impact on the local housing 
market. Our market seems to be mainly influenced 
by the movement of people from major cities and 
in particular Sydney. This movement has kept 
property prices at a premium and in some areas 
has also resulted in a significant increase in values.

Affordability is driving the market further west of 
the coastal towns and increases in the small village 
areas surrounding the coastal towns has been 
evident in some more recent sales. Low interest 
rates and limited stock throughout the Northern 
Rivers area appear to be floating the housing 
market with premiums being paid for built product 
and vacant land.

The impact of the movement of people to the area 
and the premium prices being paid for properties 
has had a detrimental impact on the rental market. 
Agents are reporting up to 60 groups applying 
for each rental in the coastal and inland areas of 
the Ballina Shire and surrounds. There have been 
reported cases of rental properties being auctioned 
and people paying 12 month’s rent in advance to 
secure a rental property. 

Bernard Walters
Property Valuer

The market under $1 million in the Byron Shire is generally restricted to villas and duplexes in the 
coastal town of Ocean Shores and inland towns such as Mullumbimby and Bangalow where some  
older houses may also be available. 

Mullumbimby� Source:�realestate.com.au�
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the Coffs Harbour CBD, is ideal for the first home 
buyer. This area was established in the 1970s with 
modest lowrise holiday and unit accommodation 
buildings and several single residential homes 
scattered throughout. Along the esplanade (Ocean 
Parade), higher density development has taken 
place with medium rise unit buildings, the landmark 
tavern known as the Hoey Moey and Park Beach 
caravan park making this area a popular tourist 
location. 

The advantage of this locality is the beachside 
position and major shopping facilities such as the 
Park Beach Shopping and Home Base centres. 
Most units on offer are at very affordable average 
prices of $275,000 to $400,000 (older stock) and 
new townhouses at $400,000 to $600,000. Older 
homes are $550,000-plus but are in limited supply.

In the more suburban areas, Bomabee East, 
Toormina and Coffs Harbour (west) have seen good 
growth over recent years. These areas are suited 
to the first home buyer due to their pricing with 
duplex and villa units and smaller single homes still 
available for between $375,000 and $600,000. 
General age of product ranges from 15 to 40 years. 
These areas are well located close to the Pacific 
Highway for access north and south and also 
located within two to four kilometres of beaches 
and major shopping.

Southern townships such as Macksville and 
Nambucca Heads are also worth looking at for the 
first home buyer. These areas have become more 
popular with good highway access and reduced 
travel time to Coffs Harbour to the north and Port 
Macquarie to the south. 

an all-time low and demand through the roof, prices 
are heading north very quickly and possibly out of 
reach for some start up buyers. The government 
assistance packages available are all to do with 
stamp duty savings. New homes under $800,000 
are fully exempt and new homes between 
$800,000 and $1 million receive a concessional 
rate. The same applies for existing homes, although 
the value needs to be less than $650,000 for 
full exemption and $650,000 to $800,000 for a 
concession. Vacant land under $400,000 is exempt 
whilst $400,000 to $500,000 gets a concession. 

These tier value levels are siting well within the 
Coffs Coast value ranges with median house prices 
sitting around the mid $450,000 to $650,000 
range depending on location and land sales 
typically in the sub-$400,000 mark (if you can 
find one for sale). This means there are savings to 
be had for the first home buyer within our region, 
although it is the securing of a property in this 
market which is the difficult part. Whilst the first 
homeowner may be bank ready up to an approved 
amount, they are often second in the running 
when it comes to the highest offer and contract 
conditions provided by second or third home 
buyers and investors who have equity to burn.  

As a small regional coastal town, we see a great 
mix of buyers and property types available with 
location to beaches always being a draw card, plus 
ease of access to services such as schools, medical 
facilities, shopping and public transport also being 
important.

We have said it many times, but Park Beach, 
approximately four to five kilometres north-east of 

enough to meet demand and by the continued 
leakage of established residential property away 
from permanent rental towards short term Airbnb 
holiday style rental in areas such as Byron Bay, 
Suffolk Park and Brunswick Heads.

Mark Lackey
Property Valuer

Clarence Valley
The Clarence Valley is seeing varied demand 
from first home buyers, investors and developers 
due to low interest rates, low loan deposits and 
recent infrastructure developments such as the M1 
Motorway and the new Grafton jail.

The area is seen as a cheaper option compared to 
regions north and south.

First homeowners are a buyer category of note. 
New South Wales renovation and construction 
grants along with stamp duty incentives are 
helping first homeowners into the market. The 
Grafton precinct, with housing as low as $230,000, 
is attractive as the low interest rates can make 
purchasing cheaper than renting.

Currently there are options for first homeowners 
within the Clarence Valley however if the market 
turns and loses value as quickly as it has gained in 
recent times, it could make many first homeowners 
hurt much more than established property owners.

Simon Evans
Property Valuer

Coffs Harbour
First home buyers have probably been impacted 
the most by the new COVID market. With supply at 

Whilst the first homeowner may be bank ready up to an approved amount, they are often second  
in the running when it comes to the highest offer and contract conditions. 
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need some renovating are selling for between 
the $520,000 and $600,000 mark, with ample 
property available for sub $500,000 in the 
Cessnock area. Potential buyers are doing 
whatever it takes to get a foot into the property 
market, with agents in the region advising that 
borrowing or seeking assistance from parents 
is now becoming the norm for these eager first 
home buyers. 

With the abovementioned price points and a rising 
market, the Newcastle property market is still quite 
affordable for first home buyers looking to get into 
the market. A lot of these buyers believe that if they 
do not buy soon, they could miss out altogether. 
Only time will tell.

Liz Mcallister
Property Valuer

Central Coast Region
Every property owner has been a first home buyer 
at some stage in their lives. A first home buyer may 
be a young individual or couple who have focused 
on saving for a deposit rather than travelling the 
world, young professionals who have graduated 
from university or completed a trade, or long-term 
renters now looking to invest in their own property. 
These are only some examples of first home buyers 
in our region. 

As property values in our region over the past 
20 years have been progressively increasing, 
these buyers have had little choice but to focus 
on saving – even if that means sacrificing the 
smashed avo weekend eat outs. Over the same 

however this finished at the end of March 2021. 
These grants gave first home buyers even more 
motivation to get into the property market and 
buy or build a new property. 

To be eligible for the first home buyer grants in 
New South Wales still available, new properties 
need to be valued at under $800,000 in total 
(for house and land) for full exemption of stamp 
duty. For buyers seeking to buy or build their first 
house, a grant of $10,000 may be available for new 
properties valued at less than $750,000 in total 
(for house and land).

Price points around the region for vacant land in 
popular areas for first home buyers are Chisholm 
in the Maitland region at $270,000 to $350,000 
for most standard size blocks. This allows 
for a new build and land to be completed for 
$570,000 to $650,000 based on a build price of 
$300,000. 

Other suburbs closer to Newcastle include 
Cameron Park and Fletcher where vacant land 
is priced from $310,000 to $400,000 for most 
standard sized blocks. This allows for a new 
build and land to be completed for $610,000 to 
$700,000 based on a build price of $300,000. 
These regions are slightly more expensive than 
the Maitland region, however are closer to Lake 
Macquarie and Newcastle. 

There are still bargains in the Newcastle, Lake 
Macquarie and Hunter Valley markets for buyers 
not looking for a brand-new house. Houses in 
popular suburbs in Mayfield and Waratah which 

Nambucca Heads (47 kilometres or a 30 minute 
drive to Coffs Harbour) has a median house price 
according to real estate.com.au of an affordable 
$435,000 and Macksville (57 kilometres or a 40 
minute drive to Coffs Harbour) has a median house 
price of $420,000.

There is no real congregation of first home buyers 
to one area, more so a mix of all types scattered 
throughout the region. What we buy is a direct 
result of what we can afford, but the good news is 
that Coffs Harbour has a great variety of property 
types. Whether it be the green change or the sea 
change, the growing population and changing 
demographic is having a positive impact on the 
region. 

Grant Oxenford
Property Valuer

Newcastle / Hunter Valley
With the COVID-19 pandemic starting to appear 
in our rearview mirror, the Newcastle and Hunter 
region property market is not looking as though 
it will slow down any time soon. A large portion 
of purchasers out in the market are first home 
buyers looking to eagerly get into the property 
market. A factor playing into the decision process 
for these first home buyers is the available grants 
for new builds. 

BBuilding grants for new construction in New 
South Wales, where eligible candidates could 
get $25,000 as a grant towards their new 
build, ended in December 2020. The grant 
was extended at a reduced amount of $15,000 

Potential buyers are doing whatever it takes to get a foot into the property market, with agents in  
the region advising that borrowing or seeking assistance from parents is now becoming the norm  
for these eager first home buyers. 



R
E

S
ID

E
N

T
IA

L

Month in Review
April 2021

37

increasingly popular for first home buyers due to its 
central location and affordability. While the suburb 
has seen strong growth in recent months, there is 
still entry level property available in some pockets. 
This three-bedroom, one-bathroom dwelling was 
snapped up for $600,000 in January.

 

Springfield home  Source: CoreLogic RPData 

The Peninsula suburbs, located on the southern end 
of the Central Coast, have also become increasingly 
popular for first home buyers over previous 
years, particularly for Sydneysiders looking for 
affordability. As a result this area has also seen 
very strong growth in recent months. For first 
home buyers, they will be limited to original fibro 
dwellings in fair condition on smaller lots or strata 
titled properties.

However, in the current market, the issue isn’t just 
locating a property within your budget; the issue 
is competing with the droves of buyers at auctions 
and open homes. 

While the current high demand in the market might 
be steering some first home buyers away, inclined 
to wait for the boom to ease, it is difficult to say 
whether these buyers will need to increase their 
budgets yet again in 2022.

Todd Beckman, Julia Miller and Jemma Briscoe
Valuers

its known affordability when compared to suburbs 
in the southern part of the Central Coast. The 
region offers a wide range of property in both 
developing and established areas which gives first 
home buyers broad choice when considering their 
first home. The typical price point for first home 
buyers is considered to be the sub-$650,000 
market where first home buyers can purchase 
well maintained and quality property and are 
also eligible for a full stamp duty exemption. 
Types of property available in this price point 
generally include new property (i.e. house and 
land packages, off the plan units and semi-
detached dwellings and subdivision estates with 
affordable vacant land available) in areas such as 
Wadalba, Hamlyn Terrace and Woongarrah where 
first home buyers are able to take advantage of 
government incentives including the New South 
Wales first home owner grant for new builds and 
the home builder grant which has been available 
since June 2020 and is now being scaled back.

Alternatively, there are options for established 
smaller older dwellings closer to the ocean or lake 
in this price point. For those with a lower budget, 
property can be purchased in surrounding suburbs 
such as San Remo and Blue Haven where you 
can enter the dwelling market for $500,000 to 
$600,000. There are also opportunities across the 
region where first home buyers can enter the unit 
market for under $500,000. This would include 
units in The Entrance, Toukley and Wyong. 

At the other end of the Central Coast, typically 
defined as south of Ourimbah and Bateau Bay, 
property values sub-$650,000 are becoming 
limited. 

However, not all hope is lost; there are some pockets 
where property in this price range can be found.

Springfield is one suburb which has become 

period, house deposits continue to increase 
on the back of capital growth in our region. 
It is not only our region where first home 
buyers are finding it increasingly difficult to 
purchase property; our southern counterparts 
in metropolitan Sydney with median dwelling 
house prices typically exceeding $1 million seem 
to be out of reach for many. It is for this reason 
that government measures have been put in 
place to help assist first home buyers secure 
their first property. These measures include the 
First Home Owners Grant Scheme, allowing first 
home buyers exemptions on stamp duty. Another 
measure is Guarantor Home Loans, where lenders 
allow applicants to use their parents’ property 
as additional collateral instead of a monetary 
deposit. 

Recently, agents have reported growing interest 
from first home buyers for property on the Central 
Coast. Many reside in Sydney and are joining the 
stampede searching for affordability, something 
our region still offers, although this is shrinking due 
to the strengthening market conditions over recent 
times. Local first home buyers are being forced to 
look away from areas they traditionally grew up in 
with the view to seeking opportunities in nearby 
suburbs that meet their affordability needs.

The northern region, which generally 
encompasses all suburbs north of Wyong and 
The Entrance on the Central Coast, is considered 
to be in hot demand for first home buyers. Some 
lenders have reported that outside of Sydney, 
the most popular region for first home buyer 
mortgage applications was around the Wyong 
area. The increased demand for property on the 
Central Coast has resulted in a strong increase 
in property prices over the past 12 months. The 
increase in prices has seen local first home buyers 
migrate north towards alternative locations, given 
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is a large amount of buyer interest and activity 
from out-of-town buyers seeking a permanent sea 
change or looking to purchase a holiday home in 
one of the coastal suburbs such as Culburra Beach, 
Callala Bay or Vincentia for example. This is making 
it harder for first home buyers to purchase their 
first home in these coastal towns on the south 
coast as housing prices have increased significantly 
in the past three to six months.

Many first home buyers in the region are seeking 
to take advantage of government grants and 
assistance in order to enter the market. This is 
mostly evident in new subdivisions in Sussex Inlet, 
South Nowra and Vincentia which allow first home 
buyers to purchase a vacant allotment and build 
a brand new dwelling for around $650,000. First 
home buyers are also entering the market by 
buying new homes which allows them to also apply 
for government grants and assistance. New duplex 
homes are also popular in these new subdivisions 
as they are cheaper than freestanding dwellings 
and can be purchased for around $500,000 for 
first home buyers. 

The Nowra and Shoalhaven region is viewed as a 
far more attractive prospect than the Wollongong, 
Shellharbour and Kiama local government areas 
for first home buyers due to the upward trend in 
housing prices making the latter areas out of reach. 

Josh Devitt
Director

Tamworth
The Country Music Capital has historically been an 
attractive option for first homeowners entering the 
residential market. Being the major regional centre 
for north-west New South Wales, Tamworth offers 
favourable job prospects, a favourable lifestyle and 
affordable property.

buyers are under increasing pressure when 
attempting to get into the market. Low interest 
rates and government grants are providing 
assistance, but the reality is that many potential 
first home buyers are not able to afford to own 
their own home. An alternative option is to 
become a rentvestor, where you rent a property 
to live in in a location and style that suits and 
purchase a more affordable property in another 
location. Nearby rentvesting opportunities 
for Illawarra locals include areas such as the 
Shoalhaven and Goulburn where $400,000 will 
go a bit further. Likewise, the Illawarra can be a 
popular location for Sydney based rentvestors 
looking for more affordability than their local 
market.

Chris McKenna
Residential Team Leader

Nowra / Shoalhaven
Many regional and metropolitan areas around New 
South Wales are experiencing a property boom and 
the same can be said for the Nowra and Shoalhaven 
regions. With current record low interest rates 
which are predicted to remain low in the medium 
term, a lack of supply and increasing demand, 
there is strong competition across all sectors of the 
property market.

First home buyers are competing with a range of 
buyers and this is particularly evident in the Nowra 
and Shoalhaven regions. The COVID-19 pandemic 
has resulted in more employers being more flexible 
in their working arrangements with employees and 
allowing more employees to work from home. There 

Illawarra
Buying a home in the Illawarra is a tricky prospect 
for anyone at the moment given the huge 
demand being experienced. First home buyers 
will be finding it extra challenging as they haven’t 
experienced a property purchase before and will 
be learning about everything that forms part of 
the process, not just the actual purchase. First 
home buyer activity does seem to have increased 
in recent months as buyers in this category start 
worrying about leaving it too late and being 
concerned about where market levels will be if they 
wait another 12 months.

The type of property a first home buyer will be 
looking at is dependent on their life situation. 
Singles might be interested in a unit in the 
Wollongong CBD. More affordable options 
around the $400,000 mark are older basic two-
bedroom units or more modern one-bedroom 
units. Couples without children or with young 
children can be looking at two- or three-bedroom 
townhouses or older houses that might be a 
doer upper project. For under $650,000 you can 
get an older two- or three-bedroom townhouse 
around Corrimal or Figtree, an older house 
in Berkeley, Dapto or Warilla, or a new three-
bedroom duplex in Kembla Grange or Albion Park. 
Larger families will be wanting a bit more room 
and while four-bedroom housing options north 
of Wollongong under $800,000 are limited, new 
housing is available for this amount in West Dapto 
and Calderwood.

As property values continue to rise, first home 

There is a large amount of buyer interest and activity from  
out-of-town buyers seeking a permanent sea change or looking  
to purchase a holiday home. 
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Creek which have seen a median sale price increase 
of approximately 11 per cent. Residential locations 
which show the lowest five-year median sale price 
increase have been Westdale and South Tamworth 
(at five per cent and four per cent respectively).

The Tamworth residential market has historically 
been a very stable one for property owners. 
Property cycles are generally less volatile, 
reflecting smaller peaks and troughs movement. 
Moderate, steady long-term growth will continue to 
attract first home owners to this area, with markets 
being more accessible at the entry level. A common 
strategy to assist first homeowners is to call upon 
a mortgage guarantor (typically a parent or family 
member) to avoid mortgage insurers. 

Nick Humphries
Property Valuer

areas entry level ranges from mid $200,000s 
(inner West Tamworth) to high $300,000 (East 
Tamworth). Buyers beware in these markets, as 
building conditions of these older dwellings vary 
significantly. Aspiring renovators with an appetite 
for lots of weekend work and DIY tutorials are 
attracted to this sub-market, however, these areas 
often achieve the best resale values for renovated 
dwellings (completed to a professional standard). 
Affordable new home residential areas within Calala 
(Redbank, Outlook and Lampada Estates) offer 
a range of affordable land parcels. Moore Creek 
and outer North Tamworth localities also provide 
competitive residential land within close proximity 
to the Tamworth CBD.

North Tamworth and East Tamworth are considered 
to be the best long-term prospects for property 
owners. According to property data provider, 
CoreLogic, these localities have shown a five-year 
increase in median sale price of approximately 14.4 
per cent. Notable mentions are Calala and Moore 

First homeowner markets generally operate 
within the sub-$500,000 price bracket, with 
more activity in established residential cottage 
markets within East Tamworth, North Tamworth 
and inner West Tamworth. First homeowners have 
also traditionally flocked to slightly larger brick 
veneer style dwellings within the Calala, South 
Tamworth and Hillvue localities. Recent building 
incentives ($25,000 new home building grant 
available through NSW Revenue) have enabled first 
homeowners to elevate into the new home market, 
mainly active within the North Tamworth and 
Moore Creek areas.

Generally speaking, there are multiple options for 
first timers entering the market in the Tamworth 
area. The geographic location will generally 
dictate the style of property you are attracted to. 
Those with an appreciation for architecture and 
period style features opt for the leafy suburbs 
of inner West Tamworth, North Tamworth and 
most favoured East Tamworth. Within these 

Tamworth� Source:�realestate.com.au�



40

R
E

S
ID

E
N

T
IA

L

Month in Review
April 2021

Melbourne CBD
The numerous residential apartments and units 
within the Melbourne CBD area have generally 
created great interest for first home buyers, 
investors and renters, however the continuing 
COVID-19 situation has put the CBD’s apartment 
market into a position of uncertainty. Without the 
demand created by overseas students and a lack of 
migration due to international border closures, the 
rates of vacancy throughout inner Melbourne have 
remained extremely high. Although these rates 
have improved as COVID-19 restrictions have slowly 
eased, they are still much higher than they were 
prior to the pandemic arriving. These high vacancy 
rates have also put significant downward pressure 
on the rental asking prices of the CBD.

With these low rental prices, first home buyers 
have been encouraged to continue renting rather 
than entering a market that has remained fairly 
consistent through the past months. With several 
grants and financial support beginning to expire, 
many have reverted to the option of leasing. This 
drop in asking rent prices is shown below, with 

Melbourne
Australia’s property market continues to grow 
across the country going from strength to 
strength in many different locations. With owner-
occupiers dominating the market, the country 
as a whole saw its highest number of first home 
buyer loan commitments since October 2009, 
according to the Australian Bureau of Statistics 
(ratecity.com.au). The ABS reported its highest 
level of commitments since the government 
temporarily tripled the 
First Home Owners 
Grant as part of its 
stimulus package 
response to the global 
financial crisis. Victoria 
itself experienced a 
19.6 per cent increase 
in owner-occupier 
loan commitments 
in November 2020 
following the easing 
of COVID restrictions 
(ratecity.com.au).

This month we delve 
into which areas 
have seen an increase in first home buyer 
activity, what factors are influencing purchasing 
decisions as well as product types and price 
points that are encouraging first home buyers 
to enter the property market given the current 
economic and property climate.

the latest data showing an average weekly asking 
price of $386 for apartments – this was $600 
approximately one year ago.

The drop in rent prices is contradicted by the stable 
performance of purchase prices in Melbourne’s 
CBD. The most recent statistics show that the 
average selling price for an apartment or unit is 
$483,011. This average has slowly but steadily risen 
in previous months and years without the major 
downfall that many other markets have seen.

� Source:�SQM�Research)�

 

 

Collins St apartment Source: realestate.com.au 

Victoria

19.6%

Change in owner-
occupier loan 
commitments 

Victoria Nov 2020

� Source:�SQM�Research�
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37 Cherokee Parade, Clyde, Vic 3978  Source: realestate.com.au 

37 Cherokee Parade, Clyde, Vic 3978  Source: realestate.com.au 

The above property is located in Lilium Estate and 
features four bedrooms, two bathrooms and a 
double garage with ducted heating and cooling on 
a site of 388 square metres. This property was sold 
for $605,000 in February 2021 after 22 days on 
the market. 

Inner and Outer East 
Melbourne’s east has long featured some of the 
city’s most luxurious homes, with the price tag 
to match. As a result, first homeowners may 
struggle to enter the market in the eastern corridor, 
particularly in the inner east local government 
area of Boroondara which includes suburbs such 
as Hawthorn, Kew, Balwyn and Canterbury. Median 

� Source:�Australian�Bureau�of�Statistics�2021�

One of the suburbs in south-east Melbourne with 
strong growth of first home buyer activity is Clyde. 
Recent data from NAB also revealed that first home 
buyers lending in Clyde had grown by 32 per cent 
compared to the same period last year.

Average asking property prices in Clyde, VIC 3978 Source: SQM Research 

Clyde is located approximately 45 kilometres from 
the Melbourne CBD in the outer south-eastern 
suburban fringe and is one of the fastest-growing 
suburbs with a great range of nearby amenities. As 
of March 2021, the average asking house price in 
the area is $594,621. Amid the COVID pandemic, 
home buyers are more interested in lifestyle 
factors with private outdoor space and a larger 
living area that can accommodate a study or home 
office. With several government incentives such 
as the First Home Owners Grant and the $15,000 
HomeBuilder Grant, we are seeing demand for 
house and land packages in the area has also 
increased in the past couple of months. 

Collins St apartment Source: realestate.com.au 

Collins St apartment Source: realestate.com.au 

The above is a property recently sold on Collins 
Street, Melbourne at a price of $480,000. It 
features two bedrooms, one bathroom and one car 
park. It was previously sold for $320,000 in 2000, 
an average annual appreciation of $7619 (source: 
realestate.com.au)

South East
According to a recent report from the ABS, there 
were about 16,664 first home buyers committing to 
a new loan in January which was the highest number 
since May 2009. Victoria recorded the highest 
number of commitments, reflecting that first home 
buyers in Victoria are relatively active compared to 
other states in Australia. As one of the hotspots for 
first home buyers, we are seeing an uptick in first 
homeowner activity in south-east Melbourne.
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339 Maroondah Highway, Ringwood Source: Realestate.com.au, 2021 

339 Maroondah Highway, Ringwood Source: Realestate.com.au, 2021 

Inner and Outer North
Record low interest rates and a number of 
government incentives have resulted in an 
enormous amount of activity from first home 
buyers in Victoria since the beginning of the year. 
On top of this, the Coronavirus pandemic resulting 
in the inability to go on holidays meant many who 
were still working were able to spend their savings 
on property instead. Since the announcement of 
the Homebuilder scheme, the value of lending to 
first home buyers has increased by 86.8 per cent 
(source: ABS, 2021). Melbourne’s inner and outer 
north is no exception to the first home buyer boom 
seen across the rest of Victoria.

 

47B Bourke Street, Ringwood  Source: CoreLogic, 2021 

47B Bourke Street, Ringwood  Source: CoreLogic, 2021 

47B Bourke Street, Ringwood 3134 was purchased 
in January 2021 for $772,000 after 69 days on 
the market. The house was built circa 2000 and 
recently renovated to feature three bedrooms, two 
bathrooms and a double garage on 283 square 
metres of land.

 339 Maroondah Highway, Ringwood 3134 is a 
house currently listed for $600,000 to $660,000 
featuring three bedrooms, two bathrooms and one 
car space on 439 square metres of land.

house values in these suburbs sit between $2.1 
million and $3.25 million (source: PropertyData.
com.au 2021) and properties are unlikely to be 
snapped up by buyers entering the market for the 
first time.

There has however, been an increase in first 
homeowner activity as the federal government 
provides financial aids and assistance in the form 
of grants and stamp duty discounts which help 
to make purchasing in the city’s leafy green east 
more achievable. Opportunity for buyers lies 
mainly in the established areas of Maroondah, 
Whitehorse and Knox, slightly further out from the 
CBD. There are not many new estates for off-the-
plan purchasing of house and land packages like 
the northern and western corridors of the city, but 
there is ample opportunity for new homeowners 
to enter the market. Newly developed units as a 
result of recent subdivisions of larger lots create 
opportunities for more affordable property in these 
established suburbs.

Prospective homeowners can also look to buy 
existing property with the intention of either 
knocking down an outdated dwelling and building 
a new home or renovating and refurbishing the 
established one. Ringwood is an example of an 
established suburb located approximately 25 
kilometres from Melbourne’s CBD that features 
green open spaces and numerous schools, 
potentially key factors for young families looking 
to buy the first family home. In addition, Eastland 
shopping centre is nearby for the abundant 
provision of retail and entertainment services. 
Ringwood has experienced annual house price 
growth with median house prices as of March 2021 
being $640,000, $850,000 and $965,000 for 
two bedroom, three bedroom and four bedrooms 
respectively.
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Western Suburbs
The west presents as a more accessible area for 
first home buyers compared to other parts of 
Melbourne. First homeowner activity has definitely 
increased in the west with government incentives 
being an important factor in purchasers’ decision 
making. The first home buyers grant includes 
$10,000 for those who buy or build their first 
home with the stamp duty tax being waived from 
the purchase. The grant is $20,000 for those 
who decide to build in regional Victoria. This is 
combined with the new Home Builders grant which 
is $25,000 for build contracts signed before 31 
December 2020 and $15,000 for contracts signed 
before 31 March 2021 (source: realestate.com.
au). These incentives have driven the occupancy 
market in areas such as Tarneit, Truganina and 
the Melton region from renting to owning or 
purchasing. Extremely low interest rates are also 
a driving force for first home buyers purchasing 
property. 

The average price for property in March 2021 in 
Tarneit, Melton and Williamstown was $570,000, 
$391,250 and $1.4 million respectively. Clearly 
there is a huge difference in price points from the 
established inner and bayside areas of the west 
compared to the developing areas. Areas such 
as Tarneit and Melton give purchasers options 
as they can purchase an existing property or 
build, meaning they can take full advantage of 
government incentives in an area they can actually 
afford. Areas such as Williamstown are out of reach 
for most first-time buyers. 

Areas in the Wyndham Vale and Melton 
municipalities have been more desirable and will 
continue to be for first home buyers because of: 
their relatively close proximity and linkages to the 
city; the more desirable property type and size, 
being larger parcels of land and dwelling areas; and 

However, as the government’s stimulus finished on 
31 March and investors began to re-emerge in the 
market, the first home buyer boom could come to 
an end soon.

One of the clear hotspot suburbs in Melbourne’s 
outer north for first home buyers is Kalkallo, 
which currently boasts an affordable median 
house price of $547,450 (source: PropertyData, 
2021). The above property sold on 4 March 
2021 for $495,000. Located in the Cloverton 
Estate, this home features three bedrooms, two 
bathrooms and a double garage on 262 square 
metres of land. 

Whilst prospective first home buyers may struggle 
to break into the market of the inner north, with 
suburbs such as Carlton and Fitzroy currently 
demanding median house values of $1,662,500 
and $1,522,000 respectively, it is estate housing on 
Melbourne’s outer fringes that is proving a realistic 
opportunity for many first home buyers. For 
example, lot sales in Melbourne’s fringe corridors 
doubled in the final quarter of 2020 compared 
to that same quarter in 2019 (source: realestate.
com.au, 2021). Of these land buyers, almost half 
are eligible for the government’s $25,000 Home 
Builder boost and another 14 per cent can claim the 
smaller $15,000 grant (source: RPM, 2021).

113 Moxham Drive, Kalkallo 3064  Source: realestate.com.au, 2021 
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At the present moment there are two main grants 
available to first homeowners in our market, as 
well as a stamp duty waiver of up to 50 per cent 
for a residential property. Firstly, the regional 
First Home Owner Grant is a $20,000 payment 
for first home buyers who sign a contract to buy 
or build a new home with a construction cost of 
less than $750,000. Secondly, a $25,000 Home 
Builder grant was implemented by the government 
for building contracts signed between 4 June 
and 31 December 2020 with a building price 
cap of $750,000. The grant was extended to 31 
March 2021, with a grant of $15,000 available for 
construction with a price cap of $850,000. 

For first home buyers in the Greater Bendigo 
region, housing affordability is dependent on the 
budget of the first homeowner. The preferred 
option is to build, however if they are priced out of 
that option they tend to look to enter the market 
in the sub-$300,000 price bracket. The market 
is beginning to go a little beyond the affordability 
range of first home buyers in our area, which has 
led to some panic buying occurring. As a result of 
this trend, a large proportion of relatives are acting 
as guarantor as some first homeowners struggle to 
raise initial deposits. 

The rental market in Greater Bendigo remains 
strong. This means that first home buyers are 
encouraged to utilise a guarantor, as financially 
they are no worse off with a mortgage than paying 
rent as the repayments are very similar. Parents 
seem to be more confident to become guarantors 
due to the underlying strength of the market and 
their ability to draw on their own personal equity. 

The market in the Macedon Ranges is starting to be 
beyond the purchasing ability of some first home 
buyers, however there has been an increase in 
the appeal for buyers relocating from Melbourne. 

Co-buying and pooling of family funds have also 
proved popular options to enter more attractive 
suburbs of Geelong West and Belmont. Across the 
Bellarine region, the suburbs of St Leonards and 
Clifton Springs offer affordable options for those 
who have been priced out of the more favourable 
lifestyle location of Ocean Grove.

 

23 Tenneyson Close, Armstrong Creek  Source: realestate.com.au

Sold: 23 Tenneyson Close, Armstrong Creek 
(four bedroom, two bathroom, two car garage) 
$560,000 

Jake Garraway
Residential Valuation Manager 

Bendigo
First homeowner activity in the Greater Bendigo 
region has increased in recent months, following a 
decrease in activity during COVID lockdowns in the 
previous year. Our assessment is that an increase in 
first homeowner activity coincided with lockdown 
restrictions easing in Victoria. In our region, first 
homeowner grants have fueled purchasing and 
have in turn propped up the lower to medium end 
of the residential housing market. This is resulting 
in a cycle that leads to rising housing prices and the 
emergence of first homeowners being priced out of 
the market. 

most importantly they are affordable and realistic 
for the large majority of first home buyers.

Geelong 
Geelong, much like the rest of Victoria has seen 
an uptick in first homeowner activity to start 2021. 
Subsidy programs and stimulus packages such 
as HomeBuilder and JobKeeper, along with low 
interest rates and a ban on international travel have 
meant more people are in a position to purchase a 
home despite the trying times. 

First time buyers have been drawn to more 
affordable locations including Lara, Leopold, 
Charlemont and Armstrong Creek where buyers 
can enter the market at around the $550,000 price 
point for a four-bedroom home. Popular suburb 
Armstrong Creek will continue to be attractive for 
first time homeowners. With a median house price 
of $575,000, this area will continue to be one of 
Geelong’s most in demand growth markets (source: 
Corelogic, 2021).

 

Charlemont Sales by price Point Source: ??? 

Fringe suburbs of Bell Post Hill and Grovedale offer 
affordable properties on larger allotments within 
close proximity to major infrastructure and have 
proven to be popular options with first time buyers 
and young families targeting these locations.
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frantic rush by first time buyers to enter the market 
driven by a desire to utilise any and every grant or 
financial support measure available to them. These 
measures typically include the regional First Home 
Owner Grant and HomeBuilder Grant.  

In the face of a hotly contested and rising 
Warrnambool market, first homeowners can still 
be assured of varying points of entry to meet 
most levels of budgets. Trend-wise, it seems 
that first homeowners still hold onto the idea 
of the Australian property dream and favour 
larger detached dwellings rather than smaller 
attached or semi-detached residences. Despite 
the higher price point of a detached dwelling, it 
is not generally required that a first homeowner 
in Warrnambool embark on any form of exotic 
purchasing strategy (such as rentvesting or co-
buying with family or friends), however, the bank 
of Mum and Dad is a common method of gaining 
financial approval. 

Perhaps the best method of entry for first 
homeowners longer term as well as in the present 
is to build new. This method avoids the tremendous 
level of competition for new or near new dwellings 
and is a timely approach with the HomeBuilder 
Grant currently available (at the time of writing).  

Adrian Castle
Certified Practising Valuer

Mildura
With a recent apparent market spike, we are seeing 
some listings achieving sale prices above that of 
the asking price in a very short amount of time 

Buyers in the local market are having to be a bit 
more strategic with their purchases. That is, they 
will need to consider whether the property will be 
a longer-term investment or a short one-to-two-
year play and then upgrade. Those playing the 
long game can probably afford to push the bar 
and spend what may be considered over the odds 
for a property as the long-term growth will be 
forgiving and that extra $10,000 spent to secure 
the property will be almost forgotten. The amount 
of people who make statements like “I wish I’d 
bought more houses when they were $100,000 
because they’re now over $x” never ceases to 
amaze, but the statement shows that long term 
planning with property nearly always brings you 
out on top.

Those looking for a short term steppingstone 
should be more diligent in their property purchase 
and look for something that has some solid 
fundamentals behind it such as location and owner-
occupier appeal.

Luke Jorgensen 
Valuer

Warnambool
First time homeowners are an active segment 
within the Warrnambool residential market and are 
increasingly showing a spread to the surrounding 
satellite townships. 

Anecdotal evidence from a range of property-
related occupations including brokers, estate 
agents and numerous building companies in the 
Warrnambool area have all highlighted the same 

Our assessment is that the majority of recent 
purchases in the Macedon Ranges areas have been 
undertaken by second and third homeowners. In 
other servicing locations such as Maryborough, 
there has been a definite increase in the presence 
of first home buyers in an area that used to be 
dominated by typically older purchasers. 

Overall, there has been a clear increase in the 
activity of first home buyers in our region. We 
predict this will remain a steady trend whilst 
interest rates remain low and the regional first 
homeowner grant remains in place. 

James Watson 
Valuer

Shepparton
In April 2020’s Month in Review, I stated that “The 
land situation in the area is tightening. This will 
start to put upward pressure on land values, the 
likes of which we haven’t seen in over a decade”, 
and we have seen a massive jump in the sale prices 
of resale blocks. It’s not unusual to see a premium 
of over $40,000 achieved compared to what the 
block was purchased for from the developer only a 
few months ago. Relatively speaking, around a 25 
per cent jump in six to eight months.

At the moment we still have stamp duty 
concessions and a $20,000 grant for regional 
first home buyers who opt to build or purchase 
a sub-five-year-old home that hasn’t been sold 
before, but with the amount of pressure in regional 
markets, these newer homes are selling for 
premiums too.

Buyers in the local market are having to be a bit more strategic with their purchases. That is, they  
will need to consider whether the property will be a longer-term investment or a short  
one-to-two-year play and then upgrade. 
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advertised at an initial asking price of $320,000 
to $352,000 and was subsequently put under 
contract for $374,000 on 12 February 2021.

 

4 Homestead Ct, Mildura Source: RPData 

Jake Garraway
Valuer

on the market. Although it is positive to see the 
market trending upwards, this could see first home 
buyers pushed to stretch themselves above their 
initial budget.

Although the local Sunraysia market is relatively 
affordable, some first homeowners may be having 
a more difficult time entering the market than 
in previous years. There is still a vast number of 
affordable older homes, however with the recent 
government grants available to first homebuilders, 
there has been a spike in building activity, with a 
number of these likely owner-occupiers building 
their first homes. Although the government grants 
have been beneficial to the first homebuilder, it 
appears that local builders have in turn raised their 
prices. This appears to be a combination of factors 
including the government grants, an increase in 
material costs and builders also having the luxury 
of being busy enough to simply increase their 
profit margins in a market where they have seen an 
increase in enquiries.

The majority of property options for first home 
buyers tends to be between the $250,000 
and $450,000 price range, with the lower end 
comprising older dwellings and the higher end 
being a combination of new builds and older, 
larger dwellings in more sought after locations. 
With interest rates at an all-time low, it appears 
first homeowners feel more comfortable stepping 
above their initial budget and competing in this 
rising market. A recent example of this competitive 
market is a sale at 4 Homestead Court, Mildura 
which came on the market on 4 February 2021 

With interest rates at an all-time low, it appears first homeowners 
feel more comfortable stepping above their initial budget and 
competing in this rising market. 
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Brisbane
It’s been a very active first three months of 2021 in 
the Brisbane market as we’ve watched the rate of 
sales activity increase at a fast clip.

All the usual universal factors are fuelling the buzz 
– low interest rates, government stimulus and a 
rising confidence that post-pandemic normality is 
just around the corner. These are the same drivers 
applicable across most Australian property markets 
at present.

But in Brisbane we have one particular unfair 
advantage over other eastern-seaboard capitals 
– and that’s affordability relative to proximity. 
We’ve got property at a very accessible price level 
that’s still within a short commute of our CBD 
(or CBDs if you count satellite centres such as 
Ipswich and Logan). This means people priced out 
of southern-state real estate are looking here to 
make their mark.

A big part of the demographic buyer base 
helping drive demand in Brisbane has been first 
homebuyers. Activity among first-time buyers has 
strengthened for a number of reasons.

Firstly, government stimulus has been geared 
toward first homebuyers through programmes  
such as:

 ◗ Early access to superannuation for a deposit;

 ◗ Queensland Transfer Duty on homes valued 
under $550,000 can save buyers up to $15,925;

 ◗ Queensland First Homeowners Grant of $15,000 
towards buying or building a new home; and

Queensland
 ◗ The Federal Homebuilder grant which provided 
$25,000 for contracts signed between 4 
June and 31 December 2020 and $15,000 for 
contracts signed between 1 January and 31 
March 2021.

In addition, the rental market in Brisbane has been 
very hot indeed. Combine this with extraordinarily 
low interest rates on borrowing and the result is 
that it actually makes more economic sense to buy 
a home than to rent. Not only are you getting a foot 
on the property ladder, but it’s cheaper servicing a 
mortgage than paying a landlord.

Of course, all of this is occurring at a time of 
growing confidence. With the vaccine rollout 
underway, and some impressive results from 
countries such as the UK in terms of falling 
infection rates, there is a feeling that we’re 
emerging from the pandemic.

But for all these advantages, we do note that the 
Brisbane market has ratchetted up again in recent 
weeks and could be getting away from many first 
homebuyers pricewise. Tight stock levels and 
strong demand across all demographics have made 
it incredibly difficult not only to find a property to 
buy but to also secure something at a reasonable 
price. Investors have made their way back into the 
market and competition is heating up.

So, what is actually available to first homebuyers in 
our city if they have the cash and are ready to go?

Well, first timers are most active in the sub-
$500,000 price sector for detached houses (even 
though finding a property at this level is becoming 

very tough). Most house buying at this price point is 
in the far northern and southern fringe suburbs.

As such there has been increased interest in 
attached housing from first homebuyers – both 
units and townhouses. This compromise helps 
keep their purchase options affordable while still 
being able to buy in areas that are well serviced 
and accessible.

In fact, for those wishing to purchase closer to the 
CBD and/or transport hubs, units are the most 
obvious choice. For example, new or near-new units 
in Nundah are available within the $320,000 to 
$450,000 price bracket.

Take this property at 27/8 Windsor Street, Nundah 
which sold in April 2021 for $380,000. It offers a 
functional two-bedroom, two-bathroom apartment 
of reasonable finish in an area well serviced by 
lifestyle amenities, retail facilities and transport.

 

27/8 Windsor Street, Nundah Source: realestate.com.au 

For detached houses, renovation options in mid- 
and mid-outer ring addresses are worth checking 
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16 Murphy Street, Ipswich Source: realestate.com.au 

If we were to give another tip to first homebuyers, 
it would be one of caution. Attached housing 
– particularly new townhouses – in far southern-
fringe suburbs will seem attractively affordable 
and reasonably plentiful to some buyers. History 
has shown their capital growth potential is limited – 
particularly when markets soften. With this in mind, 
buying one of these now in a ‘Hot! Hot! Hot!’ market 
isn’t a great idea.

The limited supply of property coming to the 
market has increased prices and this is affecting 
first homebuyers. That said, if you are a first 
homebuyer in Brisbane, there are properties on 
offer. Just be prepared to consider locations you 
might have written off at first… but don’t fret! Your 
first purchase will rarely be your forever home.

David Notley 
Director

Gold Coast
Southern Gold Coast and Northern NSW
First homeowners, amongst most other market 
segments across the Southern Gold Coast and 
Northern New South Wales were very active 
throughout the first quarter of 2021.

A combination of low interest rates, domestic 

good proximity to transport and other facilities. 
Even areas that have historically been viewed as 
secondary would fit the bill for first time buyers if 
the fundamentals are right.

For example, this home at 65 Church Road, 
Zillmere sold in March 2021 for $530,000. It’s a 
modest three-bedroom home on a 627 square 
metre lot within walking distance of Zillmere 
train station. While this might not be what you 
imagined as your first home, it’s certainly a great 
step into the Brisbane market with plenty of long-
term potential.

 

65 Church Road, Zillmere Source: realestate.com.au 

Another market to keep an eye on is Ipswich. This 
LGA has seen impressive sale results of late, but 
you can still buy a well located three-bedroom 
home for under $600,000. Take this property at 
16 Murphy Street, Ipswich which sold in April 2021 
for $570,000. It’s on a particularly small allotment 
– just 367 square metres – but offers a three-
bedroom home in a well-elevated position with 
exceptional views to the north and within walking 
distance of Ipswich’s CBD.

out. We do note, however, that post-war homes 
are in hot demand as they give buyers the chance 
to demolish and build. As such, competition is 
fierce and first-time buyers can be priced out in 
many suburbs.

Prices for first homeowners looking at established 
detached homes in mid-to-outer suburbs are 
from the late $500,000s to early $700,000s. An 
example would be 19 Purdy Street, Aspley which 
sold in March 2021 for $717,000. It was a well-
presented, lowset four-bedroom, two-bathroom 
home on a 617 square metre allotment.

 

19 Purdy Street, Aspley Source: realestate.com.au 

In any market – whether rising or falling – good 
fundamentals are essential when buying a first 
home. By purchasing a property with the right 
foundational elements, you can maximise the 
chances of capital growth. This means you’ll have 
an excellent long-term investment, or you might be 
able to sell at a premium in a few short years so as 
to upgrade to another home.

As such, our tip is to seek properties with a 
minimum of 600 square metres of land area in 

Our tip is to seek properties with a minimum of 600 square metres 
of land area in good proximity to transport and other facilities. 



R
E

S
ID

E
N

T
IA

L

Month in Review
April 2021

49

most first home buyers are typically using their 
parents as guarantors to help secure their first 
property. The help from parents (as guarantors) 
and the stamp duty incentive offered by the state 
government is probably not enough to stimulate 
further first home buyer activity in this area. 
Despite interest rates being at an all-time low, 
first home buyers will likely continue to struggle 
to find good opportunities this year in this part of 
the Gold Coast.

 

A three-bedroom townhouse at Terrigal Crescent, Southport sold in February 
2021 for $450,000 Source: CoreLogic 

Northern Gold Coast Corridor 
From a valuer’s position, the circumstances or 
demographics of the buyer are not always clear, 
however it generally appears that first home 
buyers in the northern Gold Coast corridor are 
very active at the moment. The hotspots are new 
builds in the Pimpama and Coomera to Ormeau 
areas (northern growth corridor of the Gold Coast), 
having numerous new residential estate releases. 
These suburbs provide more affordable property 
compared with the central and southern areas of 
the Gold Coast.

It was noted that almost as soon as the Reserve 
Bank dropped the official interest rate in response 
to the pandemic crisis, both estate developers and 

under the $750,000 price level for a freestanding 
dwelling in popular suburbs such as Mermaid 
Waters, Miami and Broadbeach Waters. Properties 
priced above $750,000 are generally out of range 
for a first home buyer on the Gold Coast.

Stamp duty concessions are still being offered to 
first home buyers by the state government and 
this applies to established residential property 
purchases under $550,000 or a block of land 
valued at under $400,000. Options for a first 
home buyer to purchase a freestanding dwelling 
under the $550,000 threshold are few, with 
most being in suburbs west of the M1 Motorway. 
Vacant lots are virtually non-existent in the coastal 
suburbs below $400,000. 

At the moment first home buyers are generally 
restricted to unit product such as duplex units, 
townhouses and apartments. Properties that 
appear to represent good value for first home 
buyers are established townhouses and duplex 
units. Good examples can be found within the 
Varsity Lakes, Robina and Bundall areas. 

 

A three-bedroom townhouse at Great Southern Drive, Robina sold in January 
2021 for $538,000 Source: CoreLogic 

Duplex units in Southport and Labrador are good 
entry level options. Agents are reporting that 

migration and government incentives have created 
strong demand, with first homeowners still finding 
good opportunities to enter the property market, 
particularly in locations such as Tweed Heads 
West, Tweed Heads South and Bilambil Heights. 
Historically, these areas have offered reasonably 
affordable housing options, however in recent 
months stock levels have diminished considerably. 

The strengthening of house prices in the coastal 
locations of the Southern Gold Coast and Tweed 
Shire, such as Coolangatta, Kingscliff, Casuarina, 
Bogangar and Pottsville, has seen reduced demand 
from first home buyers with most freehold options 
becoming almost out of financial reach for the 
majority of this segment. 

Contributing factors to the continued strong 
demand levels in the area may also stem from 
the commencement of new infrastructure 
projects. We note that the Tweed Valley Hospital 
site is cleared and now under construction, with 
government spending reportedly increased 
by another $90 million to fast track the 
development, creating another 800 jobs during 
the construction stage. The project is expected to 
be completed in late 2022. 

Gold Coast Central Areas 
Demand for residential property remains very 
strong across the central suburbs of the Gold Coast. 
Buyers are currently finding it difficult to enter 
into the market with what appears to be record 
low stock levels at the moment. The recent influx 
of New South Wales and Victorian buyers has put 
further upward pressure on property prices and 
subsequently made it a greater challenge for local 
first home buyers to get their foot in the door. As 
a result, we have not witnessed a significant uptick 
in first homebuyer activity in the first quarter of 
2021. There are now very few opportunities to buy 
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 ◗ Home Builder Grant - a $15,000 grant for 
property up to a maximum value of $750,000  
in Queensland.

And we are all benefiting from the official Reserve 
Bank interest rate now being 0.1 per cent and the 
ability to fix our mortgages at an all time low of 1.75 
per cent with some lenders!

Janine Rockliff 
Director

Sunshine Coast
The residential market on the Sunshine Coast 
over the past 24 months has seen a significant 
improvement in sales volumes and values. The 
pace of these increases in some cases has been 
breathtaking. This had made it harder for first 
home buyers to enter the market but mainly 
for traditional properties. Generally the first 
home buyer market on the Sunshine Coast is 
predominantly the $300,000 to $600,000 
value range, however as a result of the low stock 
levels and increase in values across the coast, 
opportunities in this price range are becoming 
harder to secure. 

This has led to developers and builders getting 
creative with lot sizes and the design of new homes 
to provide more affordable housing options. 
Developers and builders have a variety of lot sizes 
and house designs targeting first home buyers 
from small lot detached housing (sub-250 square 
metre lots) to terrace style housing (circa 100 
square metre lots) that provide small two- to three-
bedroom, two-bathroom accommodation with a 
single lock up garage. Some first homeowners 
are now turning to these smaller house options in 
order to get a foot in the door as an alternative to 
strata titled townhouses and units. These product 
types have become more common in the two 
master planned estates of Aura and Harmony. 

much higher than they were. We are aware that 
properties are selling within days and sometimes 
hours of being listed. It is common for 50 to 80 
parties to go through a single open home and 
sales agents are showing us evidence of multiple 
offers at levels well above 2020 price points. Many 
properties are not going to the open market with 
agents selling to buyers off their databases. Some 
buyers are very stressed as rentals have become 
scarce and rents too have skyrocketed.

31 Foley Crescent, Pimpama, QLD 4209 was purchased by a first home 

buyer who paid a total of $510,000 for the house and land package in June 

2020 and based on current transactions, the as if complete value is estimated 

at circa $600,000. This shows a circa 15 per cent growth in just over six 

months. The dwelling will be a four-bedroom, two-bathroom home with a gross 

floor area of 203 square metres with all the standard ancillary improvements 

offered in a house and land package: driveway, fencing, landscaping, lawns 

and a letter box. Source: Herron Todd White
 

 The government has introduced a number of 
mechanisms for first homebuyers to get into the 
market including:

 ◗ Superannuation Fund - option to withdraw 
$15,000 per year capped at a maximum of 
$30,000;

many project builders responded by increasing 
their house and land prices. This immediately 
absorbed much of the Government’s attempt to 
assist the first home buyer. What has happened 
since and only over the past few months is an 
incredible property boom driven by the low 
interest rates and southern migration. We are now 
seeing established dwellings selling for over 20 
per cent more than they sold for only two or three 
years ago. 

20 Coomerong Crescent, Upper Coomera, QLD 4209 is under contract  

for $676,000 with the previous sale listed as $530,000 in June 2018.  

A circa 2010, four-bedroom, two-bathroom dwelling with a gross floor  

area of 227 square metres and standard ancillary improvements on a 721 

square metre lot. Source: realestate.com.au

Sales agents are reporting extremely low stock 
levels across all residential property sectors and 
this is further putting upward pressure on values.

First home buyers who have already entered the 
market and built their first home will see huge 
capital gains and will, at least in the short term, 
enjoy lower repayment options. However, for 
those first homebuyers now entering the market, 
things are much harder with house and land prices 

First home buyers who have already entered the market and  
built their first home will see huge capital gains and will, at least  
in the short term, enjoy lower repayment options.
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of first-time house and land packages at between 
$350,000 and $500,000. As we move through 
2021, it is important to note that the government 
grants will be reducing at the end of March which 
may have some impact on demand, however it is 
our opinion that until the COVID-19 vaccine rollout 
is completed and international travel reopens, it is 
likely demand will remain high for the remainder of 
2021 and into 2022. 

Cara Pincombe
Property Valuer

Gladstone
First home buyers have been very active in the 
Gladstone market for a number of years now. 
Affordability in comparison to other regional 
centres has been a driving force of the market 
which has been very beneficial for first home 
buyers. Property types being purchased include 
a good mix of established modern townhouses 
for sub $220,000 and established older housing 
mostly under $300,000. Property in this sub 
$300,000 price range is in high demand with 
multiple offers now a very common occurrence for 
property in this lower price bracket.

New builds account for a significant portion of first 
home buyer activity and this has only increased 
since the government stimulus packages were 
announced. Most first home buyer house and land 
packages sit between $350,000 and $400,000. 
Depending on the budget available, most new 
builds for first home buyers comprise three- or 
four-bedroom homes with modest fittings on sub 
700 square metre lots. 

new housing construction and vacant land sales 
to first homeowners since June 2020, just three 
months after the initial COVID-19 shockwaves 
were absorbed. This has largely been the result 
of COVID-19 restricting international travel and 
to some degree interstate travel, keeping young 
Australians at home and changing their mindset on 
when and if to commit to their first home. Many of 
those young 18- to 25-year-olds who have saved up 
enough money for an overseas trip or gap year in 
the US or Europe suddenly had those plans halted 
for an indefinite period. The additional government 
grants on offer for first homeowners, in some cases 
eligible for up to a combined $45,000 from federal, 
state and local governments, combined with record 
low interest rates, very low rental vacancy rates 
and a notable influx of people relocating from 
major cities to regional areas across the country 
have all contributed to the current housing climate 
where locally, demand is at an all-time high.

So, taking a look at our local market we can see 
that entry price points for vacant land start at 
$105,000 in Gracemere and Zilzie Bay for 600 
to 800 square metre allotments, then increase in 
value in the north Rockhampton suburb of Norman 
Gardens for a similar size lot to around $175,000 
and are capped out in the coastal suburbs such as 
Taroomball, Lammermoor and Pacific Heights at 
circa $200,000 for a similar allotment. 

Most of these lots are being accompanied by a 
modern on ground or low set brick home with 
either three or four bedrooms and most build 
prices range between $250,000 and $350,000. 
This effectively means we are seeing the majority 

The traditional 600 square metre lot with a four-
bedroom, two-bathroom dwelling with a double 
lock up garage is becoming a lot harder for first 
home owners to obtain, especially in coastal areas. 
However, if you move further from the coast to 
the hinterland towns, your options can open up 
significantly. Older post war dwellings, townhouses 
and duplexes all come into play. For instance in 
Nambour near the hospital you can still buy an 
older partly renovated home on a 916 square 
metre allotment in the high $300,000 range. A 
late 1990s townhouse in that same area is in the 
low $300,000 range. Sure, they are not shiny and 
new, but they do provide an option for first home 
buyers to enter the market. 

In the coastal locations, clearly the values tick up, 
so it is harder. The unit market has been the main 
focus here with older townhouses and smaller 
walk-up units providing options.

The big issue for first homeowners is the level 
of competition in the market which is magnified 
at these lower price points. On the back of the 
tight rental markets investors are looking for 
opportunities. 

There are a number of strategies being used to 
enter the market. These range from utilising the 
First Home Owners Grants on offer, to using their 
parents’ equity as guarantor for a home loan 
and avoiding having to pay mortgage insurance. 
The current low interest rate environment is also 
providing significant assistance with the difference 
between paying rent and a mortgage being minimal. 

Stuart Greensill 
Director

Rockhampton
The Rockhampton region and the Capricorn Coast 
have experienced an unprecedented demand for 

The Rockhampton region and the Capricorn Coast have experienced 
an unprecedented demand for new housing construction and vacant 
land sales to first homeowners since June 2020
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land sales and construction in Mackay, with most 
builders’ calendars almost full for 2021.

Mick Denlay
Director

Fraser Coast
It has been reported by the Australian Bureau of 
Statistics that home loans for first home buyers 
are at their highest level since 2009. This is due to 
a combination of low interest rates and economic 
incentives which are encouraging people to buy 
their first homes. 

The residential market in Maryborough and the 
immediate surrounding areas has strengthened and 
improved in the past year and is on an upward trend 
after an extended period of static prices. There is 
limited stock across most asset classes and the 
current strong demand has resulted in increased 
pressure on values. This is making it more difficult 
for first home buyers to enter the market. There 
has been strong demand for vacant land in the area 
particularly in the suburbs of Tinana and the rural 
residential areas of Oakhurst and Yengarie by first 
home buyers given the incentives available to them. 
This has included the $15,000 First Home Owners’ 
Grant and the Regional Home Building Boost Grant 
from the Queensland government along with the 
federal government’s HomeBuilder Grant. This 
has given first home buyers a total of $45,000 in 
grants to build a new home. Given the incentives 
that have been available to construct a new home, 
vacant land supplies have rapidly declined since 
the announcement of the HomeBuilder Grant and 
the Regional Home Building Boost Grant. With very 
limited vacant land stock left, it is making it difficult 
for first home buyers to secure a property to build 
a new home.

Alternatively, the lower end of the residential 
market for existing homes in Maryborough has 

with modest fittings on an average 750 square 
metre lot. 

In summary, the year ahead for the Bundaberg and 
surrounding coastal residential market generally 
appears positive, however only time will tell if the 
past 12 months is replicated in the next 12 months.  

Catherine Kersnovske 
Property Valuer

Mackay
The Mackay residential market has been in a 
strengthening phase now for a couple of years, with 
good employment prospects across most sectors, 
a strong resource sector, record low interest rates 
and relative affordability across most sectors.

First home buyers have been particularly active 
over the past 12 months. With travel restrictions 
in place but employment in the Mackay region 
still strong, first home buyers have had to rethink 
where to spend their hard earned money. For 
example, I met a young couple who were about to 
take off on a 12-month European adventure, with 
a departure date of late May 2020. With those 
plans on hold but cash in the bank, they decided to 
purchase their first home. This scenario has played 
out many times. First home buyers appear to be 
active right up to around the $500,000 mark on 
existing dwellings.

Also, first home buyers have snapped up the 
government incentive to purchase a new home. 
Including all available grants, $45,000 is available 
to first homebuyers to construct a new dwelling. 
These grants have resulted in a large influx of 

In the current market, all property options provide 
very good long-term potential for capital growth. 
The market is definitely rising and rising quickly, so 
our best advice for any potential first home buyers 
out there is to get yourself into the market sooner 
rather than later in order to reap the benefits of a 
rising market.

Regan Aprile
Associate Director

Bundaberg
First home buyers have been engaging in the 
Bundaberg and coastal markets for many years 
now. 

Affordability is a major reason for first home 
buyers in this region. Low interest rates are also a 
major contributing factor. Property in the sub-
$250,000 price range is in high demand with 
multiple offers now a very common occurrence 
for property in this lower price bracket. We 
are finding however that first homeowners are 
also competing with investors for affordable 
properties now that our region is experiencing 
record low rental vacancies. Sub $250,000 will 
buy a renovated older 1950s home or a 1980s 
home in average condition.

Another sector of the market for first home 
buyers is new builds. This has increased since the 
government stimulus packages were announced. 
Most first home buyer house and land packages sit 
between $350,000 and $450,000. Depending on 
the budget available, most new builds for first home 
buyers comprise three- or four-bedroom homes 

We are finding however that first homeowners are also competing 
with investors for affordable properties now that our region is 
experiencing record low rental vacancies
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first homebuyer activity in our local new housing 
market. 

Currently we are seeing first home buyer activity 
in the established market, particularly in the 
$350,000 to $450,000 price bracket. The 
established market typically offers better value 
for money and with the current backlog of new 
homes to be constructed and the decrease in the 
HomeBuilder grant, it appears the established 
market is becoming more appealing. Activity seems 
to be across most locations and property types.

With the program for early access to 
superannuation now closed and the HomeBuilder 
grants due to end on 31 March 2021, just how this 
will impact the activity of first home buyers overall 
in our market is yet to be determined. 

Darren Robins
Director

Cairns
The residential market in Cairns and many 
other locations throughout the Far North has 
strengthened so far in 2021 to date. Factors driving 
the market include:

 ◗ record low interest rates and low mortgage 
repayment levels;

 ◗ government grants and stimulus;

 ◗ low vacancy rates and upward pressure on rents;

 ◗ opening up of domestic borders providing a boost 
to the local tourism industry; and

 ◗ a change in sentiment from out of town buyers 
now regarding Cairns and the Far North as a 
relocation destination due to the ability to work 
from home.

A combination of the above factors has resulted in 
the market moving to a seller’s market with strong 

improved properties. These areas have typically 
been more affordable than Hervey Bay however 
with the recent spike in activity, the price gap is 
reducing. 

Tracey Werder / Tracy Lynd / Doug Chandler
Property Valuer

Emerald
We mostly see first home buyers taking 
advantage of the government grants and 
going for new house and land packages. In 
most instances they can afford the monthly 
repayments but struggle to save the deposit 
necessary, so the grants are helping to get them 
over the line. These properties are also the 
ones that will hold their value best if there is a 
downturn in the market. We see a lot going for 
the small amount of acreage available at present 
which seems to be a trend across the Central 
Highlands in general.

Kerry Harrold
Residential Valuer

Townsville
First home buyer activity remains steady following 
a strong increase on the back of the HomeBuilder 
grant announcement in June 2020.

This announcement meant that with the 
HomeBuilder grant of $25,000, Queensland’s First 
Home Buyer grant of $15,000 and the regional 
building boost of $5000, first home buyers were 
eligible for up to $45,000 in grants towards a new 
home build or substantial renovation. 

Anecdotal evidence indicates that many savvy first 
home buyers were accessing their superannuation 
funds as deposits to allow them to enter the 
homeowner market. This perfect scenario of 
access of up to $20,000, or $40,000 per couple, 
along with the $45,000 in grants led to a surge in 

always been popular with first home buyers. This 
has generally been for property priced between 
$150,000 and $200,000. Unfortunately, the 
current sense of fear of missing out is continuing 
to be a major contributor to the rising market with 
buyer demand continually being outweighed by 
available stock. This has resulted in increases in 
prices for entry level housing in the area and with 
no incentives available for existing houses, first 
home buyers are having to save more money for a 
deposit or have family go guarantor to help secure 
their first home. However, Maryborough is still 
considerably lower in price than Hervey Bay and 
remains a relatively affordable regional location 
for first home buyers. Rising prices and limited 
stock are making it more difficult for some to buy 
their first home in the area which may result in first 
home buyer activity falling away.

Hervey Bay has also seen a considerable decline 
in available stock suiting a first home buyer. 
Historically property priced below $350,000 
was an active market, however now with limited 
stock and rising prices across most asset classes, 
including house and land packages, this price 
point has risen to almost $500,000. As a result 
of the building grants, construction activity is at 
an all-time high which has now resulted in some 
builders facing time delays for completion with 
suppliers struggling to keep up with demand. This 
time pressure is creating stress for those renting 
on short term leases waiting for completion of 
construction. With a vacancy rate of less than one 
per cent across the whole of the Fraser Coast, 
renewing for a further short term is very much by 
negotiation and in the owner’s favour. 

Outlying areas such as Toogoom, River Heads 
and Burrum Heads are all experiencing similar 
situations with a lack of rental property and 
rapidly diminishing stock levels of vacant land and 
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Toowoomba offers many such houses which have 
renovation potential with first home buyers often 
attracted to these affordable dwellings for that 
reason. Since the property boom commenced 
around the middle of 2020, competition for these 
dwellings has been strong given investors have 
re-entered the market. As a result, prices are on the 
rise. 

With up to $45,000 available in grants to some 
eligible first home buyers, there has been a high 
level of enquiry for vacant land across the region. 
The challenge has been finding a suitable lot 
and a builder with the capacity to accept new 
construction contracts. 

There has also been a re-emergence of demand 
for new units from first home buyers. New unit 
construction activity had been slow for a period 
of about five years until recent demand has seen 
development activity recommence. 

Bradley Neill
Director 

competition from buyers. Purchasers have more 
borrowing power and are bidding prices up. Our 
market is still affordable in comparison to many 
southern centres and investors are also active due 
to the healthy yields available. First home buyers 
are active although time will tell if their numbers 
drop off when the HomeBuilder Grant ends.

Craig Myers
Director

Toowoomba
Many first home buyers have been eligible to 
qualify for the grants introduced by government 
stimulus packages designed to increase 
construction activity. Accordingly, the dream of 
owning a brand-new home has become a reality 
for a number of those lucky enough to have 
secured land in the face of strong competition 
for the limited available lots in the Toowoomba 
region.

Toowoomba has always offered very affordable 
entry points for first home buyers with dwellings 
and units available in the sub $300,000 price 
bracket. Here is an example of a recent sale of 
a three-bedroom dwelling in South Toowoomba 
which sold for $230,000. 

South Toowoomba home Source: RP Data  
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Adelaide 
The most recent Australian Bureau of Statistics 
data indicates that national first home buyer loan 
commitments rose 9.6 per cent in January 2021 to 
the highest levels seen since May 2009 and having 
a year-on-year increase of 70.8 per cent. On the 
back of this the metropolitan market has performed 
strongly with 2021 March quarter statistics 
expected to reveal another record median sale 
price. Rising markets have historically seen first 
home buyers priced out, however the low interest 
rate environment has allowed first home buyers to 
remain active.

 

New loan commitments national Source: ABS 

First homeowners in South Australia may be 
eligible for the $15,000 First Home Owner Grant 
which is state government funded. A number 
of eligibility requirements must be met for this 
grant, particularly that the property must be 
a new home which has not been previously 
occupied or has been substantially renovated 
and the property’s value mustn’t be greater 

South Australia
than $575,000. First homeowners may also be 
eligible for the Home Builder Grant which was 
announced in mid-2020 as a COVID-19 stimulus 
package. This package is funded by the federal 
government and is provided to first home buyers 
purchasing off the plan or new homes. This grant 
is income tested and is for properties contracted 
for sub $750,000. Successful applicants receive 
$25,000 for contracts signed between 4 June 
2020 and 31 December 2020 and $15,000 for 
contracts signed between 1 January 2021 and 31 
March 2021. In addition to the available grants, the 
state government launched the HomeSeeker SA 
web platform in March 2021. The HomeSeeker SA 
platform has been specifically designed to cater 
to first home buyers with an aim to reduce both 
housing and rental stress.

The typical first home buyer seeks out comfort 
in both location and condition of a property. 
Typically priced out of the family home’s suburb, 
these purchasers seek out adjacent suburbs 
which have more affordable price points. In 
addition, these purchasers have a ‘needs’ and 
not ‘wants’ attitude to house hunting. These 
buyers need a roof over their heads with creature 
comforts and not the wants of a swimming pool or 
tennis court.

Typical first home buyer stock varies throughout 
metropolitan Adelaide. Given the increased price 
point of the inner ring strata units, basic character 
homes and more recent infill development 
characterise the stock available for first home 
buyers. Strata units typically range in price from 

the mid $200,000s to the mid $500,000s whilst 
dwellings range from the upper $400,000s to the 
mid $800,000s. The sales of:

4/95 First Ave, St Peters Source: realestate.com.au 

 ◗ 4/95 First Avenue, St Peters, a one-bedroom, 
one-bathroom single level strata unit;

35 Sydenham Rd, Norwood Source: realestate.com.au 

 ◗ 35 Sydenham Road, Norwood, an attached 
updated two-bedroom, one-bathroom character 
home; and 
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home buyer stock ranging from mid-century 
former housing trust style dwellings to high density 
infill development. Mid-century housing trust 
stock ranges in value from the low $100,000s to 
$400,000 for detached dwellings. Former housing 
trust maisonettes particularly in the northern 
suburbs represent the lowest entry point for first 
home buyers in the metropolitan area. Newer infill 
development ranges between $200,000 in the 
older established suburbs and $500,000 in the 
more recently established developments such as 
Blakeview north of the city and Seaford Rise south 
of the city.

With the benefit of the Home Builders Grant, 
land and build packages have been popular with 
first home buyers. Land and build packages can 
be found within suburban developments and at 
the metropolitan boundaries in larger master 
plan estates. House and land packages begin 
in the mid $200,000s for higher density style 
accommodation and rise to as high as $550,000 
for lower density stock which is typically found 
in master planned estates. An example of 
stock available in this market is Allotment 171 
Gatley Circuit, Evanston South. This property is 
proposed to comprise a single level brick veneer 
dwelling disposed as three bedrooms and two 
bathrooms with an asking price of $289,600 and 
an option of a $27,000 turn-key package. The 
exclusion of turn-key items from the advertised 
purchase price is common practice for these 
types of properties. 

First home buyers should be aware of the demand 
and supply equations occurring in broad acre 
development. These markets typically have an 
extended pipeline of available stock which can 
reduce the potential for capital growth in the 
medium term. More established suburbs with a 
limited supply of stock provide first home buyers 

 ◗ 29B Eyre Crescent, Valley View, a circa 2020 
single level detached dwelling disposed as three 
bedrooms and one bathroom;

10 Billabong Rd Para Hills Source: xgxgxgx 

 ◗ 10 Billabong Road, Para Hills, a circa 1960s 
contemporary styled dwelling disposed as three 
bedrooms and one bathroom; and 

87A Raglan Ave, Edwardstown Source: xgxgxgx 

 ◗ 87A Raglan Avenue, Edwardstown, a circa 2001 
single level semi detached dwelling of brick 
veneer construction disposed as three bedrooms 
and one bathroom

These sales achieved $480,000, $368,000 and 
$430,000 respectively. 

The outer ring provides a broad variance of first 

3B Esmond St, Hyde Park Source: realestate.com.au 

 ◗ 3b Esmond Street, Hyde Park, a circa 1984 semi-
detached brick veneer dwelling of two bedrooms 
and one bathroom

With this collection of sales having achieved 
$251,000, $575,000 and $732,000 respectively. 

The middle ring has a more affordable price 
point and a closer correlation with the broader 
metropolitan median house price. Detached mid-
century brick or brick veneer dwellings and more 
recent infill development ranging from the 1980s 
until present day characterise the stock available 
for first home buyers. Both mid-century and more 
recent infill stock typically range in price from the 
mid $300,000s to upper $500,000s . The sales of:

29B Eyre Cr, Valley View Source: xgxgxgx  
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typically required up to a three-month selling 
period are now selling in one or two weeks with 
multiple offers above listing prices which is 
making it difficult for first homeowners to get 
into the market. A typical first homeowner price 
point of under $250,000 doesn’t provide many 
opportunities to enter the housing market due to 
strong demand with first homeowners now having 
to try entering the market at up to $300,000. We 
have seen a significant uptake from out-of-town 
investors in the past six months due to the strong 
yields and out of towners relocating due to the 
relative affordability. These contenders have been 
making it more difficult for first homeowners to 
enter the market than previous years.

Overall we still consider the local market to 
provide many opportunities for first homeowners 
to enter the market however stronger market 
conditions than previous years are making it more 
difficult and an increase in budget will need to be 
considered.

Adrian Castle
Property valuer

with greater security for medium term capital 
growth.

The low interest rate environment is keeping first 
home buyers in the market as prices continue to 
rise. To avoid over-extending themselves, first 
home buyers should be adjusting their expectations 
as to the stock available at their price point.

Nick Smerdon
Property Valuer

Mount Gambier
Mount Gambier’s property market has seen a 
strong increase in first homeowner activity. 
This is being stimulated by the $25,000 building 
grant, $15,000 state funded first homeowner 
grant, record low interest rates and some lenders 
waiving lenders’ mortgage insurance. This has 
fuelled a surge in building and buying in the local 
market.

New builds have been one of the main options 
for first homeowners given the government 
grants comprising the majority of their deposit, 
a large supply of vacant land available and less 
competition compared to established housing. A 
popular option for first home builders has been 
O’Leary Estate which offers a three-bedroom, 
one or two-bathroom house and land package for 
under $300,000.

The established housing market was once an 
easy option for first homeowners to enter the 
market however the past six months has seen 
demand increase significantly with values 
increasing and supply decreasing. Houses which 

Houses which typically required up to a three-month selling period are now selling in one  
or two weeks with multiple offers above listing prices which is making it difficult for first  
homeowners to get into the market. 
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Perth
Finally, after seven years of continued subdued 
market conditions, we now seem to be riding the 
bull through a very strong recovery phase. Perth 
now feels like a newly invigorated city and dare we 
say it, even reminiscent of the boom years in the 
early to mid 2000s. Home opens are brimming with 
would-be buyers, sellers are reaping ever-growing 
equity in their properties and investors have a 
renewed confidence in the marketplace.

However, it isn’t just investors who are lining up 
outside home opens with finance pre-approvals in 
their hands and smiles on their faces! First home 
buyers, keen to upgrade out of their mum and 
dad’s home or out of their shared rental property 
have also come into this market hot and hard. With 
a median house price of $490,000 at the time of 
writing, Perth is still the most affordable capital 
city in the country to buy a property and the door 
remains wide open for first home buyers, unlike 
their contemporaries in some cities in the eastern 
states who are priced out of the market. 

A strengthening property market and affordable 
housing options unquestionably saw first home 
buyers jump head-first into the property market 
last year, however, the biggest impact within this 
buyer profile undoubtedly lay in the implementation 
of the Homebuilder and Building Bonus grants. The 
HomeBuilder Grant announced by the Morrison 
government on 4 June 2020 was a fiscal policy 
initiative used to stimulate the construction 
industry in response to COVID-19. The grant offered 
$25,000 to construct a new dwelling and was 

initially expected to last till 31 December 2020, but 
due to the popularity of the scheme it was extended 
till 31 March 2021 at a reduced rate of $15,000. 
The West Australian state government, seeing the 
success of the Homebuilder Grant, subsequently 
introduced the Building Bonus – a $20,000 grant 
under the same premise as the Homebuilder grant. 
The Building Bonus came with the condition that 
the construction of the new dwelling must begin 
between 4 June 2020 and 31 December 2020. 
Ultimately, this meant that Western Australian first 
homeowners could be eligible for state government 
and federal government support packages of up 

to $45,000 for new residential builds. In addition, 
vacant land purchases of up to $300,000 are 
exempt from stamp duty; as if first home builders 
didn’t need more of an incentive! Unsurprisingly up 
to 15,000 applicants had applied for both grants by 
December 2020.

Undoubtedly these initiatives saw a surge in 
land sales across the Perth metropolitan area, 
increasing 154 per cent from May 2020 to June 
2020. The majority of this activity has taken place 
in the outer fringes of Perth, such as the City of 
Swan, City of Wanneroo, City of Armadale and the 

Western Australia

� Source:�HIA�
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City of Cockburn. These localities were already 
home to new estates offering (relatively) cheap 
land, so were therefore an ideal place for buyers to 
flock to. 

Continuing on from Building Bonus and Home 
Builder schemes is the Western Australian First 
Home Owner Grant. This is a one-off payment 
to encourage and assist first home buyers to 
buy a newly constructed dwelling (including a 
substantially renovated one) or build a residential 
property for use as their principal place of 
residence. The grant is $10,000 and when you 
start adding all of the grants up, it makes for a 
substantial sum to put towards your first house. 
The table below shows the top locations for First 
Home Owner Grant applications. 

The above chart illustrates that the majority of first 
home buyers are choosing to move to and live in 
Perth’s outer suburbs, foregoing the lure of a city 
based lifestyle. This may be due to a number of 
reasons, the first being the relative affordability 
of these locations and secondly that the majority 
of first home buyers are new and young families 
wanting a slice of the Australian dream, with their 
own home and backyard. 

Stamp duty concessions are also available to first 
home buyers in the established home market. Any 
home with a purchase price of $430,000 or less is 
excluded from paying stamp duty, which equates 
to a saving of approximately $15,000. If the home 
is valued between $430,001 and $530,000, a 
discounted rate of 19.19 per cent for $1 dollar over 
$430,000 applies. In addition to this, rebates of up 
to $2,000 are offered on fees and other incidental 
expenses for properties valued up to $400,000 
purchased through a licensed real estate agency. 
As we would expect, suburbs with a median house 
of $430,000 or less are primarily located in the 

� Source:�HIA�

Figure 1: Source - First Home Owner Grant data Source: WA.gov.au 
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Take for example this property on Nesbit Drive in 
Haynes, a circa 2015, single level, four-bedroom 
and two-bathroom dwelling with brick walls, tile 
roof and two-car garage. Ancillary improvements 
include a below ground pool. Living area is 198 
square metres and land area is 450 square metres. 
The property sold in November 2020 for $470,000 
after 13 days on the market and reflects an ideal 
property for a first owner buyer couple. 

Nesbit Drive, Haynes Source: CoreLogic 

Much like the south-east, Perth’s northern corridor, 
Wanneroo to Two Rocks, is another mecca for 
first home buyers. As is commonplace across the 
Perth metro area at the moment, our valuers in the 
locality are reporting major issues with availability 
of stock, with significant increase in buyer demand. 
This is evidenced by continued upward pressure on 
selling prices, with suburbs such as Alkimos seeing 
a four per cent increase in annual growth. This 
may not seem remarkable, but when we consider 
the huge oversupply of properties in the area pre 
COVID-19 and years of negative growth rates, we 

house rents have increased 10.81 per cent to $410 
per week from June 2020 to December 2020, 
equating to $1777 a month, and with a vacancy 
rate at 0.8 per cent, attractive rental options are 
hard to come by. Now, when we compare this with 
a median house price of $490,000 and home loan 
rates at 1.99 per cent at some financial institutions, 
monthly mortgage repayment equates to $1809 
per month, only $169 
per month more than 
renting! With the rental 
crisis not slowing down 
and interest rates likely 
to remain on hold for the 
short term, it appears 
that more than a few 
savvy renters have seen 
the writing on the wall 
and decided that now is 
the best time to take the 
plunge.

As previously discussed, 
Perth’s outer suburbs 
seem to be bearing the brunt of this first 
homeowner activity. Suburbs such as Byford, 
Hilbert and Haynes in Perth’s south-east are all 
experiencing high demand from first home buyers. 
Prices within these localities range from $330,000 
to $450,000 and therefore we can ascertain that 
the relative affordability is the main reason for the 
rise in activity. The product of choice is detached 
single residential dwellings and those with modern 
features are reported to be selling in hours, or days 
at the worst. 

medium to outer regions of Perth, which once again 
attracts first home buyers to these regions. 

Diving into some numbers now, we can see that 
the above grants and record low interest rates 
have had an explosive response on the first home 
buyer profile. From June 2020 to January 2021, 
loan activity for this buyer profile sky-rocketed an 
astonishing 181.39 per cent. Additionally, according 
to REIWA, almost half of the transactions in the 
December quarter occurred between $350,000 
and $800,000. Traditionally, when there is a 
greater proportion of activity occurring below 
$800,000, it’s a sign that first home buyers are on 
the move. 

 

Figure 2 Source: Australian Bureau of Statistic, Lending indicators January 2021 

The current rental crisis facing Perth may have 
also had a hand to play in the exponential increase 
in activity. Securing a rental property is almost 
impossible at present, with fierce competition and 
numerous applications for every property. Median 

The current rental crisis facing Perth may have also had a hand to play in the exponential increase 
in activity. Securing a rental property is almost impossible at present, with fierce competition and 
numerous applications for every property. 

PERTH
Median rent 

$410/week
Vacancy rate 

0.8%
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 ◗ First in, best dressed. With plenty of buyers 
lining up outside home opens, ensure you have 
all relevant pre-approvals and the best possible 
conditions. This will allow you to move quickly, 
with the most attractive offer. 

 ◗ Patience is a virtue. Having a decent deposit 
on a house will provide better borrowing 
opportunities and ensure you are mitigating the 
risk of any adverse market movements. Take the 
time to ensure you have a suitable deposit, even 
if it may take a little longer to save. 

 ◗ Get on mailing lists! If you are not on the local 
real estate agent’s email list, get on it. Most 
properties are sold prior to the advertising hitting 
the internet. You need to network, be clear about 
what you are looking for and maintain contact 
with selling agents. 

 ◗ Be aware of what the future might bring. Yes, 
you can afford the house you want now when 
interest rates are at two per cent, but what 
happens when interest rates return to more 
normal, historical levels? 

In summary, buying your first home is a huge life 
goal and achievement and therefore it is important 
to make sure you buy where you want to live and 
not just get caught in the hype of the current 
market. Do your research, put in the hard yards 
reaching out to real estate agents and attending 
home opens and be very clear about what your 
budget is and what you are looking for. Don’t let 
fear of missing out drive your decision – make 
smart, informed decisions when you buy a house. 
It’s amazing how many buyers spend more time 
researching a car purchase than they do buying a 
house. 

Chris Hinchliffe
Director

more difficult in the future if demand stays at 
current levels. 

Located on Kenwyn Drive, Kealy, the following 
property features a circa 2014, single level, four-
bedroom and two-bathroom dwelling with brick 
walls, Colourbond roof and two-car garage. The 
property sold in the low $400,000s in early 2021. 

Kenwyn Drive, Kealy Source: CoreLogic 

So what guidance can we offer first timers entering 
the housing market? Here are a few valuable pieces 
of advice from our team of valuers. 

 ◗ Dot the i’s and cross the t’s. Pay attention to 
the finer details of the property. Remember, 
this is your first home and most likely one of the 
biggest investments you will make. The small 
things matter. Whilst there may be significant 
competition at the home open, take your time 
and look at the property in detail and ensure you 
know what you are about to buy. 

 ◗ Put your best foot forward. In this heated 
market, the days of buyers having a strong 
negotiating position are long gone. Low ball 
offers won’t work anymore and bargains are 
few and far between. Do your research and 
understand where values are at to ensure your 
price expectations are realistic. 

can get a true sense of the demand. As with other 
areas, new builds appear to be the preferred option 
for first home buyers in the north. Even with a slight 
upward pressure in prices, the northern fringes 
market is still within reach for many aspiring to 
home ownership in a near beach locality. 

The following property is an example of what you 
can achieve for your money. Located on Grasswren 
Way, Alkimos, this property features a circa 2015, 
single level, four-bedroom and two-bathroom 
dwelling with brick walls, tile roof and two-car 
garage. Ancillary improvements include solar 
panels, workshop and alfresco area. The property 
sold for $484,000 in November 2020.

 

Grasswren Way, Alkimos Source: CoreLogic 

Moving out of Perth, and heading to the south-
west region of Western Australia, activity has also 
ticked up. Generally, the product type most sought 
after appears to be established homes on smaller 
blocks in developing areas. Such localities include 
Kealy and Yalyalup in the Busselton region and 
Dalyellup in the Bunbury region. Collectively Kealy 
and Yalyalup saw an increase in values of 4.8 per 
cent in the December 2020 quarter. With a median 
house price of $429,000 in Kealy and $405,000 in 
Yalyalup, both of these areas remain within reach 
for first home buyers, however this may become 
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Darwin
The surging prices the residential Darwin market 
saw towards the back end of 2020 and into 
the first quarter of 2021 have not shown any 
significant signs of slowing. Existing owners, as 
well as first homeowners and builders continue 
to feel the flow on effects from various Territory 
and federal government incentives as they 
conclude. This in combination with a number of 
other factors have combined to put the question 
of housing affordability back on the table, this 
just one year on from what was predicted to be an 
unstable period. 

The availability of land within the greater 
Darwin region has dried up, partly due to the 
favourable conditions that progressed from the 
NTG BuildBonus grant of $12,000 (originally 
$20,000) that came to completion on 31 March 
2021. This in combination with the maximum 
$18,601 Territory Home Owner Discount for stamp 
duty on purchases under $650,000 that runs 
until June 2021 and the nationwide first home 
owner’s grant of $10,000 has seen developing 
suburbs such as Zuccoli, NorthCrest and Muirhead 
unable to keep up with demand. With 600 square 
metre blocks in NorthCrest going for $300,000 
and 670 square metre blocks in Muirhead going 
for $370,000, we have seen the uptick in first 
homeowners predominantly flock to the lower end 
of the developing market where in Zuccoli a 580 
square metre block is selling for around $235,000. 
With nearly 100 blocks selling just in Zuccoli in the 
second half of 2020 compared to the usual 30 
per year, the land shortfall has seen the push for 

Zuccoli’s next stage of development which will see 
59 new lots. However, with incentives drying up, 
it will be interesting to see if the same number of 
sales occur.

The Territory government established the Home 
Improvement Scheme in 
April 2020 as uncertainty 
peaked due to COVID. 
Under the scheme, 
homeowners could 
spend $1000 and receive 
a $4000 voucher for 
physical improvements 
or spend $2000 and 
receive a $6000 
voucher. This was hugely 
successful in supporting 
the construction industry 
as work from the grants 
handed out is only just 
concluding. As many 
owners were unwilling 
to sell during 2020, 
they instead opted to 
improve and sell at a 
later date. We are now 
seeing this added value 
hit the market on the 
back of these grants; in 

Northern Territory

particular, the owner-occupied northern suburbs 
are flourishing. 

Interstate migration has always been a talking 
point for Darwin, never more so than the past 12 
months when the influx of Darwin’s new residents 
avoiding the impacts of COVID felt elsewhere in 
Australia remains. COVID has also brought about 
the demand for extra staff, with another 400 health 
workers expected for the upkeep of the expanding 
Howard Springs quarantine facility. In addition, the 
public sector has remained a steady employer with 
defence spending continuing. This is set to increase 
the squeeze on tenants in an already tight rental 
market that is seeing the lowest vacancy rates in 
the country at 0.7 per cent (source: SQM Research).

With the RBA repeating that they will maintain rates 
at the current ultra-low official cash rate setting of 
0.10 per cent over the next couple of years, we are 
seeing record low borrowing costs. This coupled 
with the recently relaxed home loan assessment 
criteria has given owner-occupiers more buying 
power at a minimal cost. This was reflected in price 
growth nationwide but particularly in the Northern 
Territory where the top three best performing 
suburbs year on year were all in Darwin. The rural 
suburb of Humpty Doo topped the list with a 31.9 
per cent increase in value year on year to sit at a 
median price of $570,860. Alawa and Nightcliff 

The surging prices the residential Darwin market saw towards 
the back end of 2020 and into the first quarter of 2021 have not 
shown any significant signs of slowing.

31.9%

31.2%

24.9%

Humpty Doo 
(median $570,860)

Alawa 
(median $476,001)

Nightcliffe 
(median $700,747)

Year-on-year  
price growth
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As with many other areas in Australia, affordability 
for first home buyers is an issue, with the entry 
point for a basic one-bedroom unit being between 
$150,000 to $180,000 and going up from there. 
Obviously, the high cost of renting is making it 
difficult for young people to save a deposit for their 
first home. House sharing is a common occurrence 
in Alice Springs, which allows the high cost of 
renting to be spread across two or more individuals, 
making it somewhat easier to save for a deposit. 
That said, many young people who relocate to Alice 
Springs are not planning on staying here long term 
and as a result, have little interest in entering the 
property market here.

So, in summary, whilst first home buyers are 
out there, they are not in great numbers and 
there are few incentives available if you’re not 
contemplating building a new home. Those 
incentives will be even less going forward, so it 
will be interesting to see what the government’s 
response will be when these various incentive 
schemes expire. They may be forced to extend 
them (as they have done in the past) in order to 
sustain and support the property market.

Peter Nichols
Property Valuer

sold out and the likelihood that there will be no 
future stage releases for up to another 12 months. 
As a result, first home buyer activity is largely 
confined to the purchase of existing units and 
dwellings. The relatively high price of real estate in 
Central Australia is prohibitive to first home buyers 
entering the market, as a 10 per cent deposit on 
a basic three-bedroom dwelling could equate to 
$35,000 to $40,000. A 10 per cent deposit on a 
modest two-bedroom unit could be anywhere from 
$20,000 to $25,000.

Whilst there are first home buyers active in the 
market, there are not large in numbers and their 
influence on the market is not significant. For 
those willing to roll up their sleeves and renovate, 
there are some cheaper three-bedroom dwellings 
and two-bedroom units at affordable prices that 
would require smaller deposits, but on the flip 
side, additional funding would be required for the 
renovations.

For those with a deposit or with parents 
willing to guarantee the deposit, buying does 
generally offer a cheaper alternative to renting, 
particularly with the current record low interest 
rates. For example, the average rent for a 
fairly basic two-bedroom unit would be around 
$375 to $400 per week. A similar unit could be 
purchased for around $240,000 to $250,000 
and with a 90 per cent loan of $225,000 over 
a 30-year term at an interest rate of three 
per cent, weekly repayments would be $225 
per week. The benefits are clear, however 
affordability and the desire to own rather than 
rent are contributing factors.

followed with 31.2 per cent and 24.9 per cent 
increases year on year to sit at $476,001 and 
$700,747 respectively (source: Corelogic). 

It must not be forgotten that the successful 
implementation of fiscal policy through the 
various stimulus packages discussed has been 
the major driver to maintaining a steady upturn 
during this time when COVID still looms. How long 
we will see the residential market being supported 
by various grants is unknown. It is evident now 
in the short term, but we could quite quickly see 
buyer and investor confidence fall again if the 
fundamentals for a long term economic recovery 
such as wage growth, persistent employment 
opportunities and most likely more government 
stimulus do not follow.

Jeremy Callan
Property Valuer

Alice Springs
At present the NT Government is offering 
a $10,000 First Home Owner Grant to first 
homebuyers building a new home plus the 
possibility of qualifying for a $12,000 BuildBonus 
grant on top of that. Buyers of existing homes may 
be eligible for a reduction in stamp duty through 
the Territory Home Owner Discount, which offers 
a maximum rebate of $18,601 off the stamp duty 
for the purchase of an existing home. All of these 
schemes are of course subject to meeting the 
eligibility criteria that can be obtained from the NT 
Government website. Importantly, the BuildBonus 
Grant is set to be withdrawn on 30 June 2021 and 
the Territory Home Owner Discount was ceased on 
31 March 2021. Whether either of these schemes 
are resurrected after their cut off dates remains to 
be seen.

Vacant land around Alice Springs is a rare 
commodity, with two recent land sub-divisions fully 

Obviously, the high cost of renting is making it difficult for young 
people to save a deposit for their first home. 
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Canberra
In Canberra, the B-word is being whispered from 
the bustling cafes of Kingston to the very top of 
Mount Ainslie. Yes, ladies and gentlemen, Canberra 
is Boom Town.

Suburb records are tumbling like skittles with 
eleven being scaled already this year and six falling 
in March alone. Well, it’s not difficult to see why 
with a heady mix of record low interest rates, an 
economy which is reasonably protected against the 
effects of COVID-19, high buyer demand and low 
levels of housing stock.

However, it is the other end of the market that we 
are interested in today – the first-time homebuyer. 
After all, it is the first-time buyer that drives the 
whole housing market.

According to the Australian Bureau of Statistics, 
in January 2021 across Australia the number of 
owner-occupier first home buyer loan commitments 
rose 9.6 per cent to reach 16,664, a 70.8 per cent 
rise from January 2020. This is now at its highest 
level since May 2009, when similar rapid growth 
was spurred by the temporary tripling of the first-
time homeowner grant in response to the global 
financial crisis.

So, what is enticing the first-time buyer to jump 
headfirst into an already heated Canberra market? 
The record low interest rates certainly have helped 
as well as the fear of missing out effect, with many 
thinking, “If prices continue to rise at the current 
rate, if we don’t buy this year we won’t be able to 
afford to buy the year after”. And with Canberra’s 

median house price 
recently hitting a record 
high of $855,530 (up 
6.4 per cent) and the 
median unit price of 
$485,410 (up three per 
cent) they might have a 
point.

The rental market is 
also beating its chest 
and roaring like King 
Kong with the latest 
ACT Government 
Residential Property 
Market – December 
Quarter 2020 recording 
a slight increase (0.1 
of one per cent) in the 
rental vacancy rate to 
a miniscule one per 
cent which is the third lowest in Australia and way 
below the average vacancy rate of all the Australian 
capital cities of 3.1 per cent. The ACT was also 
sitting in gold medal position for median rental 
figures across Australia for a three-bedroom house 
($560 per week) and two-bedroom house ($500 
per week).

With the market working against them like it is, 
what is in place to help out the battered and bruised 
first time home buyer? Well, the ACT Government’s 
decision to abolish stamp duty (subject to 
qualification) offers a massive helping hand. This 
was introduced in July 2019 and replaced the First 

Home Owner Grant. This would mean a saving 
of $15,720 on a $600,000 purchase in the Bush 
Capital which wouldn’t be available to you if you 
were further up the ladder.

When borrowing money for a home loan, most 
banks ask for a 20 per cent deposit to avoid the 
dreaded lenders mortgage insurance. This means 
that a first-time buyer would need to put down a 
whopping $171,106 to purchase a house bang on 
the current Canberra median house price (see 
above) and a less whopping $105,500 to purchase a 
house in the most affordable Canberra suburb (see 
below).

This may be beyond some who therefore have no 
option but to carry on renting and getting further 
behind as the market increases faster than they can 
save that elusive 20 per cent deposit.

But there is some hope, like the cavalry coming 
over the horizon, in the form of good old mum and 
dad. We’ve noticed a marked increase in parents 
becoming guarantors for their offspring, who offer 
an agreed amount of equity in their own home to 
allow their child to borrow more than they would 
usually be allowed to. Although, there is some 
obvious risk, it is considered fairly low with the 
guarantor being able to be removed once the 
guaranteed amount is reached. This would appear 
to be the favoured (perhaps the only) option for 
many parents looking to help get the cuckoo out of 
the nest.

Fun fact – according to a recent article in the 
Financial Review, parental contributions are 

Month in Review
April 2021Australian Capital Territory

CANBERRA 

$855,530
Median House Price 

(up 6.4 per cent)

$485,410
Median Unit Price 
(up 3.0 per cent)
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being ready to move into with modern fixtures and 
fittings meaning they do not have to spend their 
valuable downtime renovating and repainting.

Whilst these may not provide the expected capital 
growth of a dwelling located within an established 
suburb (with the equity traditionally used to move 
up the property ladder) they do offer a substantial 
rental yield (approx. 5.8 per cent) should the owner 
choose to keep the property when it’s time to move 
on and use the rental income to help finance the 
purchase of their next property. Watch this space 
to see whether “rentvesting” (where you own a 
property that’s right for your budget but rent a 
property that’s right for your lifestyle) becomes the 
buzz word in 2021 and beyond.

In conclusion, it would appear that the housing 
market is affordable for the first homebuyer – just.

However, the current housing market is becoming 
a self-fulfilling prophecy, with low interest rates 
allowing money to be borrowed cheaply which 
pushes up demand which in turn pushes prices up 
resulting in the need to borrow more money to be 
able to get that first step on the ladder.

On the flip side, if homes at the lower end of the 
market start being purchased by investors because 
they become out of the reach of first home buyers, 
they will have a steady stream of likely tenants 
lined up in the form of, yes, you guessed it, the 
disgruntled first home buyers who have been 
priced out of the market.

Robert Moss
Property Valuer

averaging more than $89,000, an increase of 
nearly 20 per cent in the past 12 months.

Even more fun fact - The Bank of Mum and Dad has 
about $34 billion in loans, making it the nation’s 
ninth-largest residential mortgage lender and 
bigger than HSBC, AMP and Bank of Queensland, 
according to Digital Finance Analytics. WOW!

So, as a first-time buyer you’ve managed to arrange 
finance, you’ve promised to make your mum and 
dad a nice cup of tea every morning for a year and 
everything is in place. You boot up your computer 
and start searching for homes within your budget.

According to allhomes.com.au, the most affordable 
suburbs to buy a home in Canberra are:

 ◗ Charnwood (median $527,500)

 ◗ Ngunnawal (median $580,000)

 ◗ Macgregor (median $600,000)

 ◗ Holt (median $610,000)

 ◗ Banks (median $620,000)

 ◗ Isabella Plains (median $628,000)

Whilst these suburbs may offer better value for 
money, they are not exactly centrally located 
and may be considered a little bit too much like 
suburbia for cosmopolitan tastes.

So, it looks like modern units or townhouses in 
more central locations are the property of choice 
for the average first-time buyer, located close to the 
amenities a growing city has to offer (think gyms, 
bars, coffee shops, etc) with the added attraction of 

We’ve noticed a marked increase in parents becoming guarantors for their offspring, who offer  
an agreed amount of equity in their own home to allow their child to borrow more than they  
would usually be allowed to.
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Hobart/Launceston/regional
First homeowners, particularly those wishing 
to receive the Tasmanian and Commonwealth 
Government First Home Builder Grants, are 
scrambling to secure blocks of land and newly built 
homes or units. With up to $35,000 up for grabs, it 
is well worth it.

A $20,000 first home owner grant is available to 
eligible applicants who purchase or build a new 
home in Tasmania between 1 July 2016 and 30 June 
2022 (inclusive). A new home is a home that has 
not previously been occupied or sold as a place of 
residence and includes kit homes.

In addition, a $15,000 Commonwealth Home 
Builder grant is available for eligible owner-
occupiers (including first home buyers) building a 
new home or substantially renovating an existing 
home where the contract is signed between 1 
January 2021 and 31 March 2021 (inclusive).

Demand for new dwellings and vacant land is far 
outweighing supply, therefore putting upward price 
pressures on both vacant land and new residences. 
My son is currently going through the process and 
surprisingly, the paperwork required to receive 
the grant is relatively straightforward. With a 
$440,000 purchase, $35,000 is a substantial free 
contribution. The Tasmanian Government however 
does not provide any stamp duty concessions which 
is unfortunate. Jumping on the State Revenue 
Office website calculates the payable stamp duty of 
$15,697.50 or around 3.5 per cent for a $440,000 
purchase. The recent property market surge in 
price and transactions is surely lining the state 

government’s coffers at the expense of first home 
buyers who in most cases are stretching themselves 
financially to get into the market. First home buyers 
of established dwellings however are eligible for a 
50 per cent discount for properties up to $500,000. 
Finding a property under this threshold is becoming 
more difficult under the current market conditions.

Suburbs such as Oakdowns, Howrah, Rokeby, 
Midway Point and Sorell are popular destinations on 
the eastern shore of Hobart for first home builders 
given the relatively affordable building blocks. The 
problem is finding something that is still on the 
market. The state government is trying to fast track 
the release of new blocks, but as mentioned earlier, 
demand is far outweighing supply.

Once you are in the market as a first home 
builder you must maintain residency and occupy 
the home as your principal place of residence 
for a continuous period of at least six months 
commencing within 12 months of completion of an 
eligible transaction.

The cost to rent a property anywhere in Hobart 
is continuing to increase whilst vacancy rates are 
sitting well below one per cent, making the new 
purchase with the government grants a handy little 
investment for first home builders when they are in 
a position to upgrade and lease their first purchase 
with a healthy return on their investment.

Where to from here is anyone’s guess as to 
whether the state government will extend the 
grant, so my advice is to get in quick if you have 
the opportunity and enjoy the ride. For further 
information regarding the relevant grants, have 
a look at https://www.sro.tas.gov.au/first-home-
owner/eligibility.

Stephan Ning Liu
Property valuer

Tasmania
The state government is trying to fast track the release of  
new blocks, but as mentioned earlier, demand is far  
outweighing supply.
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Overview
This month’s rural contributions provide an 
interesting overview on how primary production 
property has been tracking throughout regional 
Australia.

In addition, we’ve asked our experts to reveal what 
interesting market-influencing elements have come 
to light over the past six to 12 months.

Tamworth region
The rural sector has gone from one extreme to 
the other. With drought ravaging the majority 
of New South Wales throughout 2017, 2018 
and 2019 to now widespread flooding in 2021, 
farmers are witnessing what Mother Nature can 
inflict.

This suprising change in events is likely to 
benefit some farmers and severely impact others 
and our thoughts go out to all those farmers who 
have been impacted by the recent flooding. 

Over the past 12 months we have witnessed 
a change in the buyer demographic with a 
dominance in buyer activity of local landholders 
expanding their existing operations and 
individuals with existing rural land looking to buy 
in areas that provide more consistent seasonal 
conditions. The lack of listings and increased 
demand has resulted in the rural market in most 
areas continuing an upward trajectory.

With reference to sales of over 150 hectares and 
above $750,000, we are seeing an increase in 
the number of sales and increasing values across 
the vast majority of the local government areas 
covered with recent sales that have not been 
captured by these graphs confirming the same 
(source: Pricefinder).

Walcha LGA
 

 Source: xgxgxgx 

Tamworth LGA
 

 

 Source: xgxgxgx 

Gunnedah LGA
 

 Source: xgxgxgx 

Gwydir LGA

 Source: xgxgxgx 

Inverell LGA
 

 

 Source: xgxgxgx 

Narrabri LGA
 

 Source: xgxgxgx 

The lack of listings and increased demand has resulted in the rural 
market in most areas continuing an upward trajectory.



R
U

R
A

L

Month in Review
April 2021

69

Western VIC & southeast SA
Is it just crazy or is it the market? That is the 
question on everyone’s mind. Either way, it is next 
level.

We have seen a number of solid seasons in western 
Victoria and south-east South Australia in addition 
to above longer-term average commodity prices. 
2020 was a year of turmoil for many businesses, 
especially CBD based. Furthermore, global share 
markets have been through a roller coaster that 
impacted many investors’ confidence levels but 
farmers’ confidence has never been better.

Recent auction results in the Wimmera region 
suggest that we are seeing another significant 
market shift in rural land values as local farmers 
compete for the very short supply of land hitting 
the open market. For the past three to four years, 
we have seen strong positive price movement 
with many farmers expanding through purchasing 
neighbouring or nearby blocks at maybe 10 per 
cent above market levels, creating a strong upward 
trend, but 2021 has seen a next level jump as the 
supply of rural land available on the open market 
has dried up. This is creating a market full of 
over-anxious buyers who have a complete fear of 
missing out. These buyers are willing to or would 
likely say have to pay a significant premium to 
secure the purchase of land. Examples of record 
level pricing are as follows:

 ◗ Miga Lake sold for $19,150 per hectare ($7750 
per acre) at auction in March 2021, representing 
a circa 42 per cent premium on general market 
levels.

 ◗ Lillimur/Kaniva sold for $16,850 per hectare 
($6820 per acre) at auction in February 2021, 
representing a circa 42 per cent premium on 
general market levels.

the previous record levels set late in 2020 by more 
than 25 per cent. Whilst foreign investors and out 
of district buyers have raided these locations for 
cheap land over recent years, the locals are now 
well and truly back in the game. Another property 
in a lesser regarded Mallee location that was 
privately offered to a market participant at $1000 
per hectare less than six months ago has recently 
contracted for $1730 per hectare, illustrating the 
significant jump in value levels for dryland farming 
in a relatively low rainfall profile.

There has been significant interest in the citrus 
sector of late with a number of transactions and in 
particular the Costa Group expanding operations in 
the Sunraysia district with the purchase of a large 
scale, highly developed orchard at Trentham Cliffs, 
just outside Mildura. Costa has also signalled its 
intent to increase packing capacity in the local area. 
A large part of the motivation to buy established 
orchards is due to the delays in sourcing both 
greenfield sites and young trees from nurseries, 
with corporate buyers wanting immediate income 
or throughput for their packing and marketing 
operations.

On the flipside the sanctions imposed by China 
have had a significant impact on the table and 
wine (particularly red wine) grape sector, with 
income levels for the current season expected 
to fall from 2020 levels. There are reports that 
many table grape growers have been squeezed by 
lower commodity prices and higher harvest costs, 
and it is expected that this will steady demand for 
vineyards and for new development. Both of these 
industries will work hard to break into new markets 
in coming years, however we feel that value levels 
will flatline in these sectors in the short term at 
least.
Shane Noonan / Graeme Whyte
Directors

Upper Hunter LGA
 

 Source: xgxgxgx 

Angus Ross 
Property Valuer & Rural Director

Mildura-Sunraysia
2020/2021 has been an interesting and 
unpredictable year in the agri space to say the least 
with COVID, China and strong buyer enquiry all 
having impacts on the rural market.

We are presently experiencing unprecedented 
levels of demand for dryland farming operations 
throughout Victoria and South Australia on 
the back of favourable commodity prices, good 
seasons, low interest rates and short supply. Recent 
sale results appear to be disregarding historic 
steady growth to now be reaching value levels well 
above the long-term trends. The question remains 
whether this current strong upward trend shown by 
recent sales remains sustainable.

According to a colleague of mine, “One high sale is 
a surprise, two high sales a coincidence, three or 
more high sales is the new market level”.

It would appear that we have reached new market 
conditions and levels. A good example in our 
region is that selling agents are reporting that local 
landholders are now fighting back and competing 
strongly with outsiders with a recently contracted 
property (over 800 hectares) in the Murrayville 
region (325 to 350 millimetres rainfall) surpassing 
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“the recession we had to have”, but is this time 
different? Interest rates don’t look like going 
anywhere any time soon, so I expect we will 
continue to see this type of behaviour for some 
time to come in these southern markets. If so, these 
levels will quickly represent the new market levels 
rather than premiums to secure land purchases.

Angus Shaw
Valuer

North Qld
Season – The apparent arrival of La Nina was 
announced in September last year. With such an 
announcement, there were graziers who elected 
to hold onto cattle for longer in the anticipation of 
rains and a good wet season. The widespread rain 
did not eventuate. The impact of this is serious. 
Not only was land condition detrimentally affected, 
so too was the mental health of graziers, who 
waited in despair for rain while watching their grass 
reserves and stock condition go downhill. This was 
a harsh situation and for many, unfair and was a 
real kick in the teeth. How are land condition and 
business decisions to be made when such forecasts 
are made?

Rain did finally eventuate for many, but not for all in 
north and north-western Queensland over the past 
couple of months. There have been mixed results. 

The best rain fell in the forest country from say 
Normanton down towards Richmond, then east to 
Mt Surprise and down to the Hughenden basalts 
and Charters Towers.

The western Gulf missed out. Better rain fell 
towards Cloncurry.

The Downs country had patchy rain to say the 
least. Where showers and downpours occurred, 
that was it; it was certainly not widespread. What 
has been of concern to many is the lack of grass 

involved in all the above transactions and have 
undertaken open marketing campaigns.

Knowledgeable: this is where we begin to run into 
problems. A knowledgeable market participant 
would most likely have a closer look at these sales 
and acknowledge that many of these sales have 
existing structures or swamp land that is inundated 
in winter months and therefore adjustments need 
to be made to reflect actual bare land value with 
which to compare or benchmark against other 
potential purchases. Market participants may also 
consider nearby recent sales. Discussions with 
farmers suggest that this level of due diligence is 
not occurring at present, or many comment that if 
they make those adjustments they will be laughed 
off the farm by vendors. Often it is also the vendor 
who may not be so knowledgeable about the sales 
levels they hear about and take the over the fence 
chat about market levels at face value.

Prudent purchaser: Would a prudent purchaser 
pay 50 per cent above market? Warren Buffett 
wouldn’t. Or do these buyers know something the 
rest of us don’t?

At the end of the day, under current market 
conditions, these factors have far less weight than 
the fear of missing out on the new block, which 
brings into question the part of the market value 
definition “without compulsion”. Is the market 
currently full of over-anxious buyers wanting to 
reduce cash reserves?

When was the last time we saw this level of buyer 
confidence in the southern Victorian and South 
Australian rural market? The Timber Corp boom 
in the mid 2000s or in the late 1980s prior to 

 ◗ Tarpeena sold for $27,373 per hectare 
($11,000 per acre) at auction in February 2021, 
representing a 55 per cent premium on general 
market levels.

 ◗ Monbulla sold for circa $21,800 per hectare 
in December 2020, representing a 20 per cent 
premium on general market levels.

 ◗ Aplsey sold for $10,614 per hectare prior to 
auction in November 2020, representing a 30 per 
cent premium on general market levels.

These are all open market transactions following 
reasonable selling periods through local agents, but 
are these transactions crazy and way above market 
or do they represent the new market levels? Market 
value by definition is “The estimated amount for 
which an asset or liability should exchange on the 
sale date between a willing buyer and a willing 
seller in an arm’s length transaction, after proper 
marketing, where the parties had each acted 
knowledgeably, prudently and without compulsion.” 
If we stop to look at this definition, we can see 
that the age-old market parameters are beginning 
to falter which may be a cause for concern as a 
number of phrases within this definition no longer 
stand true under current market conditions.

Willing buyer and willing seller: we cannot argue 
this as these sales represent buyers happily 
handing over $6 million plus which I am confident 
sellers are also happy about. 

Arm’s length transaction: yes, these sales are not 
between cousins or mates at pre-arranged prices to 
keep the mother or brother happy.

Proper marketing: yes, local agents have been 

When was the last time we saw this level of buyer confidence in  
the southern Victorian and South Australian rural market? 
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from $98 per hectare ($40 per acre). Contracts 
signed and settled in the next couple of months will 
confirm the market growth factors.

Market preferred areas to the east, where the 
country is heavier and has a bit of rock, are 
confirming an incredible degree of growth. There is 
an example on the basalt country north of Charters 
Towers that sold privately in 2016 for $186 per 
hectare ($75 per acre). It took a couple of years to 
sell the property. That hectare (acre) rate is what is 
paid for rougher and lighter country now.

Come forward to 2019 to the auction of Marionvale 
with the land component at $578 per hectare 
($217 per acre). The only guides since are two small 
blocks near Mt Surprise that indicate about $800 
per hectare ($323 per acre).

XGxgxgx� Source:�xgxgxgx�

It is a free market and with cattle prices where they 
are, interest rates so low and good rain, the only 
variable is the human choice to sit out, meet or 
increase the market pricing.

The ecosystem in which graziers grow food and 
fibre is complex. In the absence of research stations 
and agricultural colleges, the industry is trying 
to do its best to learn through the school of hard 
knocks, podcasts, audiobooks and field days. 

Without research stations in the western areas to 
conduct trials and collect data, how would anyone 
know what is beneficial land management for the 
natural landscape? How would anyone really know 
whether it is correct to spray the grasshoppers and 
what effect that will have on soil ecology and the 
future world? 

Values: Agricultural land values in the north and 
north-west have risen strongly in the past four to 
five years. Early in that phase, southerners came 
north to buy grassed country. Now the market has 
the same situation where those on the Downs are 
looking to the forest country for grass and safety. 
Because of the grass failure on the Downs this year, 
local demand for forest country has risen. 

The time to sell forest country comes and goes. 
Typically, when it’s dry on the Downs, interest in 
forest country picks up – and that appears to be 
how 2021 is going to roll.

There is not much forest country for sale, so 
purchasers are prepared to pick their way through 
secondary and harder country types. This is a boon 
for those who bought rougher or lighter forest 
country any more than say three or four years ago. 

In 2016, in the Normanton to Croydon area, country 
was selling for $40 to $45 per hectare ($16 to $18 
per acre). In 2021, there is talk of offers upwards 

response in areas where the rain did fall. There 
are areas where 250 to 300 millimetres fell, yet 
no grass has grown. Destocking happened quickly 
in February. So much for La Nina! For many, the 
drought continues.

The lack of grass response on the Downs has the 
industry speculating and researching why. There is 
a range of opinions as to why. Some thoughts are 
around the lack of spell and rest over the past ten 
years, especially where there are crotalaria plants 
coming up in place of the Mitchell grass. Some land 
lovers have other reasons. Put simply, a lot of cattle 
were shifted off this country in February.

One interesting observation is that there is a 
moisture profile sufficient for planting of sorghum. 
The strike has been good. Encouraging crop growth 
is occurring in paddocks where the Mitchell grass 
is not growing at all. This is expected to be of 
benefit for some and motivating to others to keep 
researching and learning about the potential of this 
land for the development of cropping systems.

It is certainly hard to grow food and fibre for the 
world when there is the confusion from the La Nina 
forecast, lack of grass response to what rain did fall 
and then the grasshoppers taking what was left. 

XGxgxgx� Source:�Roger�Hill�

The market is riding short in its stirrups, the forest is looking to ride 
hard for a bit longer, the Downs may keep its length for a while or  
even lengthen its straps for a stride or two and catch its breath.
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slightly lower levels of enquiry, however demand 
is still strong as cattle prices remain high. The 
recent widespread rainfall across large parts 
of Queensland and New South Wales is likely to 
further underpin strong market sentiments. Just 
how high the market can go is the key question to 
be answered in 2021.

The 7835-hectare sheep, cattle and farming 
holding of Fairymount in the Talwood district 
recently sold at auction for $7.1 million which 
reflects a rate of $906 per hectare. 

 

Fairymount, Talwood Source: Queensland Country Life 

The Roma district cattle grazing holding, Siwa, 
recently sold at auction for $8.77 million which 
reflects $1,762 per hectare. 

 

Siwa, Roma Source: Ray White Rural 

XGxgxgx� Source:�xgxgxgx�

The sale analysed to $77,911 per overall hectare 
improved after allowances for crop, plant and 
machinery and water or 44 hectares of Shepard 
and Hass avocadoes at $140,617 per hectare ex-
structures and ex-water, 5.65 hectares of custard 
apples at $50,000 per hectare ex-structures and 
ex-water and 30.2 hectares of Lady Finger banana 
lands at $35,000 per hectare ex-structures and 
ex-water. The purchaser was Howe Farming, the 
largest avocado grower in Queensland and adds 
some diversity to their existing local holdings 
on the Atherton Tablelands. The purchaser is 
understood to have paid a significant premium to 
acquire the farm which is in close proximity to its 
existing avocado operations.

Danny Glasson
Director

Darling Downs and Western 
Queensland
It’s a case of more of the same in terms of demand 
for rural holdings across the southern and western 
Queensland rural property markets. Agents are still 
reporting very strong demand for quality holdings 
with corporate and large private farming companies 
driving the upper end of the market. 

The lower and middle price points are experiencing 

Where to for 2021? 

Forest country: looks like it will see strong demand. 
The pricing will have to be enough to drag a few 
cattle stations onto the market. 

The Downs may go three ways: quiet with a low 
volume of sales while prospective vendors play 
the sit card until next wet season OR take a 
discount to reflect the commercial reality of the 
drought continuing with no grass. There may be 
one or two good sales where the potential for 
farming development (higher and better use) may 
be an option.

The rural property market is a free market 
economy. The market is riding short in its stirrups, 
the forest is looking to ride hard for a bit longer, 
the Downs may keep its length for a while or even 
lengthen its straps for a stride or two and catch 
its breath.

Roger Hill
Director

Far North Queensland
The sale of Lankester’s Farm at Walkamin has set 
new value levels for irrigated red soil horticulture 
in the Mareeba district. The farm is under 
contract for $11.5 million and comprises a mixed 
Lady Finger banana, Shepard and Hass avocado 
and custard apple operation located between 
Mareeba and Atherton. Development comprises 
29,200 Lady Finger variety banana plants, 
3,700 trellised KJ Pink variety custard apple 
trees and 5,025 Shepard and 780 Hass variety 
avocadoes. Irrigation comprises 389 megalitres 
of licence allocation from the Mareeba Dimbulah 
Water Supply Scheme. The farm was extensively 
developed with an award winning pavilion style 
residence and modern shed infrastructure 
considered well above the district standard. 
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One district that will particularly benefit from 
the recent rains is the Granite Belt. This region, 
renowned for its stone fruit, wine and vegetable 
production, has finally received the rainfall required 
to generate overland flow to fill parched dams, 
creek and river systems. This is one market that 
has not boomed off the back of cattle prices as 
the availability of water remains the key driver 
of the market. With reservoirs now fully charged, 
a resurgence in demand for these holdings is 
expected.

Bradley Neill
Director
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Capital City Property Market Indicators – Houses 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Balanced market Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

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

Demand for New Houses Strong Strong Very strong Strong Very strong Very strong Strong Strong 

Trend in New House Construction Steady Declining Declining 
significantly 

Declining Declining 
significantly 

Declining 
significantly 

Declining Declining 

Volume of House Sales  Increasing Increasing Increasing strongly Declining Increasing Increasing strongly Increasing Increasing 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Frequently Occasionally Almost always Occasionally 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 – Units 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Over-supply of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

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

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

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

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

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Frequently Almost never Occasionally Occasionally Occasionally Almost always Almost never Occasionally 

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

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Large over-supply 
of available 
property relative to 
demand 

Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Increasing Increasing Steady Steady Increasing Steady Increasing Increasing 

Rental Rate Trend Declining Declining Stable Stable Declining Stable Declining Declining 

Volume of Property Sales  Declining Increasing Declining 
significantly 

Steady Declining Steady Steady Steady 

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

Declining market Declining market 

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

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

Significant Large Large Significant Large Large Significant Significant 

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

Bay/Ballina Newcastle Southern 
Highlands Sydney 

Rental Vacancy Situation Shortage of 
available property 
relative to 
demand 

Shortage of 
available property 
relative to 
demand 

Severe shortage 
of available 
property relative 
to demand 

Severe shortage 
of available 
property relative 
to demand 

Severe 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 

Rental Vacancy Trend Steady Tightening Tightening 
sharply 

Tightening Tightening sharply Tightening Tightening Tightening 

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

Trend in New House 
Construction 

Declining Steady Declining Declining Declining Declining Declining Steady 

Volume of House Sales  Increasing Increasing Increasing Increasing Increasing Increasing Increasing strongly Increasing 

Stage of Property Cycle Rising market Rising market Rising market Rising market Rising market Rising market Rising market Rising market 

Are New Properties Sold 
at Prices Exceeding Their 
Potential Resale Value 

Very frequently Occasionally Almost never Almost never Almost never 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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Month in Review | April 2021 
Country New South Wales Property Market Indicators – Houses 

Factor Albury Bathurst Wodonga Dubbo Tamworth Illawarra 

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

Rental Vacancy Trend Steady Steady Steady Steady Steady Steady 

Demand for New Houses Fair Fair Fair Fair Fair Strong 

Trend in New House Construction Increasing Steady Steady Steady Declining Steady 

Volume of House Sales  Steady Increasing Steady Increasing Steady Increasing 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Almost never 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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Month in Review | April 2021
East Coast New South Wales Property Market Indicators - Units 

Factor Canberra Central Coast Coffs Harbour Lismore Byron 
Bay/Ballina Newcastle Southern 

Highlands Sydney 

Rental Vacancy 
Situation 

Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Severe shortage 
of available 
property relative 
to demand 

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

Rental Vacancy Trend Steady Tightening Tightening sharply Tightening Tightening 
sharply 

Steady Steady Steady 

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

Trend in New Unit 
Construction 

Declining Declining Steady Steady Declining 
significantly 

Steady Steady Increasing 

Volume of Unit Sales  Increasing Increasing Increasing Increasing Increasing 
strongly 

Steady Steady Steady 

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

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale Value 

Occasionally Occasionally Almost never Almost never Almost never Occasionally Frequently Frequently 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Month in Review | April 2021

Country New South Wales Property Market Indicators - Units 

Factor 
 

Albury 
 

Wodonga Bathurst Dubbo Tamworth Illawarra 

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

Rental Vacancy Trend Steady Steady Steady Steady Steady Steady 

Demand for New Units Fair Fair Fair Fair Fair Fair 

Trend in New Unit 
Construction 

Steady Steady Declining Declining Increasing Steady 

Volume of Unit Sales  Steady Increasing Increasing Steady Steady Steady 

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

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasionally Occasionally 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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Month in Review | April 2021

EEaasstt  CCooaasstt  &&  CCoouunnttrryy  NNeeww  SSoouutthh  WWaalleess  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  RReettaaiill  
  

Factor Canberra CCeennttrraall  CCooaasstt  CCooffffss  HHaarrbboouurr  BBaalllliinnaa//BByyrroonn  
BBaayy  LLiissmmoorree  

  
MMiidd  NNoorrtthh  

CCooaasstt  
IIllllaawwaarraa  

  
NNeewwccaassttllee  SSoouutthh  EEaasstt  

NNSSWW  

  

SSyyddnneeyy  

Rental Vacancy 
Situation 

Over-supply of 
available property 
relative to demand 

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

Shortage of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available 
property 
relative to 
demand 

Over-supply of 
available 
property 
relative to 
demand 

Balanced 
market 

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

Over-supply of 
available 
property 
relative to 
demand 

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

Rental Rate Trend Declining Stable Declining Stable Stable Stable Stable Stable Stable Declining 

Volume of Property 
Sales  

Steady Steady Steady Steady Steady Steady Steady Steady Steady Declining 

Stage of Property Cycle Declining market Peak of market Bottom of market Rising market Start of recovery Starting to 
decline 

Approaching 
bottom of 
market 

Rising market Peak of 
market 

Declining 
market 

Local Economic 
Situation 

Over-supply of 
available property 
relative to demand 

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

Shortage of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available 
property 
relative to 
demand 

Over-supply of 
available 
property 
relative to 
demand 

Balanced 
market 

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

Over-supply of 
available 
property 
relative to 
demand 

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

Increasing Steady Steady Tightening Steady Steady Steady Tightening Steady Increasing 

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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Month in Review | April 2021
Victorian and Tasmanian Property Market Indicators – Houses 
Factor Geelong  Melbourne  Shepparton Mildura Mount Gambier  

 
Hobart Burnine/ 

Devenport  Launceston  

Rental Vacancy Situation Severe shortage of 
available property 
relative to demand 

Balanced market Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Balanced market 

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

Demand for New Houses Very strong Strong Strong Strong Strong Very strong Very strong Very strong 

Trend in New House Construction Declining 
significantly 

Declining Declining Declining Declining Declining 
significantly 

Declining 
significantly 

Declining 
significantly 

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

Stage of Property Cycle Approaching peak 
of market 

Rising market Rising market Rising market Rising market Rising market Peak of market Peak of market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Occasionally Almost never Almost never Occasionally Almost always 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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Month in Review | April 2021
Victorian and Tasmanian Property Market Indicators – Units 

Factor Geelong  Melbourne  Shepparton  
 

Mount Gambier Mildura Hobart  Launceston  Burnie/Develport 

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Shortage of available 
property relative to 
demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Balanced market Balanced market 

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

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

Trend in New Unit Construction Declining 
significantly 

Steady Steady Steady Steady Declining Declining 
significantly 

Declining 

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

Stage of Property Cycle Approaching peak 
of market 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

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

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating                                                     
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Month in Review | April 2021Victorian and Tasmanian Property Market Indicators – Retail 

Factor Ballarat Bendigo Echuca Geelong Gippsland Melbourne 
 

Mildura 
 

Burnie/Develport 
 

Hobart 
 

Launceston 

Rental Vacancy 
Situation 

Balanced market Balanced 
market 

Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

Balanced 
market 

Large over-supply 
of available 
property relative to 
demand 

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

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

Rental Rate Trend Stable Stable Stable Declining Declining Declining Stable Declining Stable Declining 

Volume of Property 
Sales  

Declining Steady Steady Declining Steady Increasing Steady Steady Steady Steady 

Stage of Property 
Cycle 

Rising market Rising market Declining 
market 

Starting to 
decline 

Starting to 
decline 

Starting to decline Start of recovery Rising market Approaching 
bottom of market 

Rising market 

Local Economic 
Situation 

Balanced market Balanced 
market 

Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

Balanced 
market 

Large over-supply 
of available 
property relative to 
demand 

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

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

Steady Steady Steady Increasing Steady Increasing Steady Steady Steady Steady 

 
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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Month in Review | April 2021

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 

Shortage of 
available 
property 
relative to 
demand 

Severe 
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 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative 
to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Rental Vacancy 
Trend 

Steady Tightening Tightening Tightening Tightening Steady Tightening Tightening Tightening Tightening 
sharply 

Tightening Tightening Tightenin
g sharply 

Tightening 
sharply 

Demand for New 
Houses 

Fair Fair Strong Strong Strong Strong Strong Strong Very strong Very strong Very 
strong 

Very strong Very 
strong 

Very strong 

Trend in New 
House Construction 

Declining Steady Declining Declining Declining Declining Declining Declining Declining 
significantly 

Declining 
significantly 

Declining 
significant-
ly 

Declining 
significantly 

Declining Declining 
significantly 

Volume of House 
Sales  

Increasing Increasing Increasing Increasing Increasing Increasing Increasing 
strongly 

Increasing 
strongly 

Increasing 
strongly 

Increasing Increasing 
strongly 

Increasing Increasin
g 

Increasing 

Stage of Property 
Cycle 

Rising 
market 

Rising 
market 

Rising market Rising market Rising market Rising market Rising 
market 

Start of 
recovery 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
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 Occasio
nally 

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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Month in Review | April 2021 

QQuueeeennssllaanndd  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  UUnniittss 

 

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

Coast Brisbane Ipswich Gold Coast Toowoomba 

Rental Vacancy 
Situation 

Shortage of 
available 
property 
relative to 
demand 

Severe 
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 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
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 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

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

Demand for New 
Units 

Fair Soft Very soft Fair Fair Very soft Fair Strong Strong Strong Strong Fair Strong Very strong 

Trend in New Unit 
Construction 

Steady Increasing Increasing 
strongly 

Steady Steady Increasing 
strongly 

Steady Declining Declining Declining Steady Steady Declining Declining 

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

Increasing Increasing Increasing Increasing Increasing Steady 

Stage of Property 
Cycle 

Start of 
recovery 

Start of 
recovery 

Bottom of 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Start of 
recovery 

Rising 
market 

Rising 
market 

Start of 
recovery 

Start of 
recovery 

Rising 
market 

Start of 
recovery 

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale Value 

Occasionally Almost never Almost never Occasionally Occasion-
ally 

Occasionally Occasionally Almost never Occasionally Occasionally Occasion-
ally 

Occasion-
ally 

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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Month in Review | April 2021QQuueeeennssllaanndd  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  RReettaaiill  

Factor Cairns  Townsville  Mackay  Bundaberg  Rockhampto
n Gladstone  Emerald  Hervey Nay  Sunshine 

Coast Brisbane Ipswich 

 
Gold Coast 

Toowoomba  

Rental Vacancy 
Situation 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

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

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

Volume of Property 
Sales  

Steady Steady Steady Increasing Steady Steady Steady Increasing Increasing Declining 
significantly 

Declining 
significantly 

Steady Declining 

Stage of Property Cycle Starting to 
decline 

Bottom of 
market 

Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Bottom of 
market 

Bottom of 
market 

Bottom of 
market 

Approaching 
peak of 
market 

Rising market Rising market Starting to 
decline 

Declining 
market 

Local Economic 
Situation 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

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 

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

Increasing Steady Steady Steady Steady Steady Steady Steady Steady Steady Steady Increasing Increasing 

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 Geraldton Kalgoorlie Karratha Port Hedland Broome South West WA 
 

Albany 

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 

Shortage of 
available 
property 
relative to 
demand 

Severe 
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 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe shortage 
of available 
property relative 
to demand 

Shortage of 
available property 
relative to 
demand 

Rental 
Vacancy 
Trend 

Tightening Tightening Tightening Tightening Tightening Tightening Tightening Tightening Tightening Tightening Tightening 
sharply 

Tightening 
sharply 

Tightening 

Demand for 
New Houses 

Strong Strong Strong Strong Strong Very strong Strong Strong Strong Strong Fair Very strong Strong 

Trend in New 
House 
Construction 

Declining Declining Declining Steady Declining Declining 
significantly 

Declining Declining Declining Declining Declining Declining 
significantly 

Declining 

Volume of 
House Sales  

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

Stage of 
Property 
Cycle 

Rising market Rising 
market 

Rising market Start of 
recovery 

Start of 
recovery 

Rising 
market 

Bottom of 
market 

Bottom of 
market 

Rising 
market 

Rising 
market 

Rising market Rising market Bottom of market 

Are New 
Properties 
Sold at Prices 
Exceeding 
Their 
Potential 
Resale Value 

Frequently Frequently Frequently Almost never Occasionally Occasionally Occasion-
ally 

Occasion-
ally 

Occasionally Almost 
never 

Occasionally Occasionally Occasionally 

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 
 

                                                                             
                                           
 

0

1

2

3

4

5

6

Rental Vacancy Trend

Increasing 
Sharply

Increasing

Steady

0

1

2

3

4

5

6

Demand for New Houses

Very Soft

Soft

Fair

Strong

0

1

2

3

4

5

6

7

8

9

Stage of Property Cycle
Pe

ak of Market

Starting to 
Decline

Approaching 

Peak

Declining Market

Approaching 



Month in Review | April 2021SSAA,,  NNTT  aanndd  WWAA  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  UUnniittss 

Factor Adelaide Adelaide 
Hills 

Barossa 
Valley 

 
Mount 

Gambier 
Alice Springs Darwin Perth Geraldton Kalgoorlie Karratha Port 

Hedland Broome South West WA 
 

Albany 

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 

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 

Shortage 
of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe shortage 
of available 
property relative 
to demand 

Shortage of 
available 
property relative 
to demand 

Rental 
Vacancy 
Trend 

Tightening Tightening Tightening Tightening 
sharply 

Tightening Tightening Tightening Tightenin
g 

Tightenin
g 

Tightening Tightening Tightening 
sharply 

Tightening 
sharply 

Tightening 

Demand 
for New 
Units 

Fair Fair Fair Strong Strong Strong Strong Fair Fair Strong Strong Strong Strong Fair 

Trend in 
New Unit 
Constructio
n 

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

Volume of 
Unit Sales  

Declining Declining Declining Increasing Increasing Increasing Increasing Increasing Increasin
g 

Steady Increasing Increasing Increasing Increasing 

Stage of 
Property 
Cycle 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Start of recovery Bottom of 
market 

Are New 
Properties 
Sold at 
Prices 
Exceeding 
Their 
Potential 
Resale 
Value 

Occasionally Occasion-
ally 

Occasionally Occasionally Almost never Almost 
never 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Almost 
never 

Almost never Occasionally Occasionally 

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

Rental Vacancy Situation 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 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Steady Steady Increasing Increasing Increasing Increasing Increasing 

Rental Rate Trend Stable Stable Stable Declining Declining Declining Declining Declining 

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

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

Approaching bottom of 
market 

Local Economic Situation 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 

Over-supply of 
available property 
relative to demand 

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

Steady Steady Steady Increasing Increasing Increasing Increasing Increasing 

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. 

TALK TO YOUR LOCAL EXPERT

Commercial

NT Terry.roth@htw.com.au

SA Chris.Winter@htw.com.au

QLD Alistair.Weir@htw.com.au

ACT Scott.Russell@htw.com.au

VIC Jason.Stevens@htw.com.au

WA Matt.Tanner@htw.com.au

NSW Angeline.Mann@htw.com.au

TAS Andrew.Peck@htw.com.au

Residential

NT Will.johnson@htw.com.au

SA Jarrod.Harper@htw.com.au

QLD David.Notley@htw.com.au

ACT Angus.Howell@htw.com.au

VIC Perron.king@htw.com.au

WA Brendon.Ptolomey@htw.com.au

NSW Matt.Halse@htw.com.au

TAS Andrew.Peck@htw.com.au

Rural

NT Frank.Peacocke@htw.com.au

SA Angus.Shaw@htw.com.au

QLD Will.McLay@htw.com.au

ACT Scott.Fuller@htw.com.au

VIC Angus.Shaw@htw.com.au

WA David.Abel@htw.com.au

NSW Angus.Ross@htw.com.au

TAS Angus.Shaw@htw.com.au


