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Disclaimer
This publication presents a generalised overview regarding the state of Australian property markets using property 
market risk-ranking scales. It is not a guide to individual property assessments and should not be relied upon. 

Herron Todd White accepts no responsibility for any reliance placed on the commentary and generalised information. 
Contact Herron Todd White to obtain formal, specific property advice on any matters of interest arising from this 
publication.

All rights reserved. This report can not be reproduced or distributed without written permission of Herron Todd White.
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Message from our CEO
We’re approaching the halfway point of what will go down in history as one of the 
world’s most significant years.

Certainly the Australian story of 2020 has been one of challenge, but we 
have collectively addressed the threats presented by global issues and, so far, 
succeeded well beyond expectation.

It can’t be denied that as a nation, we are a beacon of possibility when it come to 
the coronavirus crisis. It might still be early days in this challenge but so far, so 
good.

Much of this success comes down to two traits – resilience and adaption. The 
ability to not only bear the brunt of the trials head on, but also find ways to cope 
and ultimately thrive under testing circumstances.

It’s this same theme which is playing out in our industry. Property specialists 
across all disciplines have found ways to deliver stellar service while still ensuring 
clients and staff stay safe.

At Herron Todd White, we are making it our mission to lead the way. Our 
valuation and advisory teams are using their local knowhow to look past broad 
generalisation of market performance and provide tailored advice to our 
clientele.

And there’s never been a more important time for clear-headed expertise to be 
the foundational source of information when it comes to decisions about our 
financial futures.

Please enjoy this issue on Month In Review. We stand ready 
to provide unparalleled, independent property advice from 
Australia’s most talented team of professionals.

Gary Brinkworth 
CEO
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Riddle me this: What runs out, 
flies and can’t be stopped?
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Renovate your way out
If there’s one thing we’ve been handed during this 
crisis, it’s that elusive abstract concept...

Time.

How often have you said, “I’ll get around to 
it when I get a chance.”?

While most of us have were locked away in our 
fortresses of solitude, avoiding contact and keeping 
isolated while enjoying a steady stream of Netflix 
and online yoga, there were some property owners 
using those extra hours to improve their lot.

The cues filled outside Bunnings as we looked to 
tackle a little DIY around our homes, such as sprucing 
up the streetscape to repainting the spare room.

But what about some of those bigger projects?

Well, there’s been reports contractors in some 
parts of the country are struggling to refill their 
pipeline of work after the COVID crisis halted plans. 
This has created an opportunity for property 
owners to take advantage of the competitive 
landscape and lock in a tradesperson for some 
substantial remodelling Recent incentives 
announced by the Federal Government have only 
made the idea more enticing for those who qualify.

For those with financial capacity to upgrade their 
home or investment, making improvements not only 
boosts the property’s liveability, it can add value 
too. Doesn’t that sound savvy? 

This month, we’ve asked our teams to provide a 
rundown on renovation activity in their service 
areas. Where are hammers being raised and 

paintbrushes swung all in an effort to improve 
people’s living conditions?

Each residential team has delivered a quick 
coronavirus update as well. This will become a 
regular feature of Month In Review so you can stay 
on top of fast-moving market reactions.

Looking toward commercial and this month, and it’s 
a COVID rundown of the retail sector.

This market had already been under siege from 
online competition for some years, but the 
deadening thump dealt by the shutdown has 
been almost too much to bear for stakeholders. 
That said, there are locations and outlets proving 
resilience is possible. Read on to find out more.

We’re also introducing a new commercial feature 
with “Spotlight”. This is where we take a state-by-
state dive into a highly specialised sector of the 
commercial market. This month, we tackle service 
stations. It’s a comprehensive wrap as our team of 
experts advisors drill down and strike the good oil 
on servos.

Finally our rural crew deliver yet another stellar 
guide on their markets, including recent sales and 
how major drivers are effecting confidence and 
performance in this very essential sector.

There it is readers – another full tilt frieze of 
Australia’s real estate landscape. If you need your 
property questions answered, look no further than 
our organisation. Put simply, no one else has the 
breadth and depth of knowledge to deliver reliable, 
independent advice like Herron Todd White. 
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Each month, we’ll be asking 
specialist teams throughout our 
commercial division to provide 
insight on a nuanced market 
sector so as to demonstrate 
the diversity of investments on 
offer, and how expert advice can 
delivery real results to clients.
This month, we’ve completed a state-by-state 
analysis of the service station market. Herron 
Todd White is your most reliable, independent 
source of information on this investment type with 
coverage from coast-to-coast.

New South Wales
Service station yields have continued to firm 
over the past five years, more particularly for 
national branded retailers and the sale of quality 
investment product.Second tier, independent 
branded service stations and regionally-based 
assets continue to attract investment within 
a softer yield range.The two most recent and 
prominent service station portfolio auctions for 
7-Eleven realised an average analysed yield for the 
New South Wales holdings of below 4.5%.These 
sales comprised a varying degree of asset quality, 
however all featured 12-year initial lease terms with 
all outgoings except land tax and management 
recoverable by the landlord.Each lease had fixed 
three per cent annual increases and four additional 

five-year options.There have been limited 
recent service stations sales since the COVID-19 
pandemic, however we would anticipate investor 
interest to remain in quality service station assets 
despite these uncertain times.

Investors continue to show interest in service 
stations with record low yields and strong levels 
of interest at recent portfolio auctions.The mix 
of available service stations has varied from 
neighbourhood, national brand sites to purpose-
built, multi-brand, multi-retail offerings.The market 
continues to seek service stations with strong lease 
covenants (typically in excess of 12 years) to a 

quality national tenant, fixed annual increases and 
future development potential. 

Service station ownership in New South Wales 
is highly concentrated within a select group of 
operators.The four largest providers are Ampol 
(formerly Caltex), BP, Shell-Coles Express and 
7-Eleven.There is a higher level of independent 
operators in regional and coastal areas outside  
of Sydney.

2018 was considered the peak year for sales in 
this sector.A strong development pipeline for 
new service station sites has been underway for 
the past few years with a number of operators 

Service Station Spotlight

A recent sale is the BP service station at 133 Pittwater Road, Manly Source: commercialrealestate.com.au 
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site is a 3612 square metre, rectangular shaped, 
internal allotment with single street frontage 
to Bernera Road.The property is located within 
an established industrial precinct of Prestons.
Improved on the site is a modern, circa 2015 built, 
BP service station with a sublease to Pie Face and 
a separate Burger Edge food and beverage outlet.
The property sold subject to an existing head 
lease to BP Australia until 31 December 2030 with 
three further five year options.The property has 
an advised net income of $442,617 per annum 
net plus GST with annual CPI or four per cent 
increases.BP is responsible for all outgoings. 

It would appear that despite the COVID-19 
pandemic, investments that reflect good 
management, strong lease covenants and 
future redevelopment upside are still considered 
attractive with no evidence to date reflecting a 
softening in demand in this sector.

As the New South Wales economy returns to 
something approaching business as usual in 
the coming months, the biggest challenge for 
the balance of 2020 may not be oil demand and 
prices, but reducing the level of unemployment in 
the economy. 

Victoria
Service station properties in Victoria have become 
popular investments due to most having secure 
income streams and high underlying land values.
In addition, there has been an increase in recent 
years for higher volume outlets being constructed 
along key arterial roads where there is greater 
traffic volume and increased economies of scale.
This has come at the expense of many independent 

Location is a fundamental that will continue to 
underpin quality service station investment assets.

A recent sale is the BP service station at 133 
Pittwater Road, Manly, which was redeveloped in 
2019 with new tanks, lines, canopy, convenience 
store, pumps and forecourt.It has a passing net 
rental of $295,000 per annum plus GST.The selling 
agent reports that the property listing attracted 
more than 200 enquiries with a final sale price in 
early April 2020 of $7.2 million exclusive of GST.
This sale equated to an analysed yield of 4.1%. 

A BP service station at 14 Bernera Road, Prestons 
sold in April 2020 for $8 million exclusive of 
GST, equating to an analysed yield of 5.53%.The 

undertaking asset recycling style portfolio auction 
programs to release funds for these projects.

The service station market is still considered 
a safe bet, even with falling demand via more 
fuel-efficient motor vehicles, social pressure 
to reduce our carbon footprint and the falling 
world oil price.Major fuel retailers are seen as 
able to maintain fuel and shop margins in an 
ever increasingly competitive market space and 
manage the environmental aspects of the day to 
day operation of the asset and the future potential 
redevelopment of the site.Risks to the retail fuel 
market segment are still considered long term with 
electric and other low-emission options within the 
next ten to 15 years.

A BP service station at 14 Bernera Road, Prestons sold in April 2020 for $8 million exclusive of GST Source: commercialrealestate.com.au 
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The service station market is still considered a safe bet, even with falling demand via more fuel-efficient 
motor vehicles, social pressure to reduce our carbon footprint and the falling world oil price.  
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Queensland
Service station trade has not been immune to the 
wide-spread impact of the COVID-19 pandemic.
With less people on the roads, fuel volumes and 
shop sales are well down and we know of several 
fuel companies that have asked or demanded rental 
relief from landlords.The downturn in sales will take 
time to correct itself, especially if post COVID-19 
more people continue to work from home and the 
Zoom catch up becomes the norm, meaning less 
driving to work and meetings.

In Queensland, the majority of new rents are 
between $300,000 and $400,000 per annum net 
and these rental levels make new developments 
feasible where the construction costs for a new 
service station are circa $2 million to $2.5 million 
(not including land).

We are not aware of any post-COVID-19 sales in 
Queensland.Our view is that yields will continue 
to remain firm given the historically low interest 
rate environment and the secure cash flow 

vicinity of 50 per cent and some new leasing deals 
negatively impacted with reduced commencing 
rentals negotiated. 

Where service stations sites have become more 
valuable on a development basis, developers have 
sought opportunities.Over the past 12 months, 
Caltex has had a preference to sell off a number of 
its sites for re-development rather than sale and 
leaseback.Whilst they had plans for further sell 
downs of sites in 2020, Caltex has pushed back 
their plans of closures as uncertainty around the 
economic fall-out of COVID-19 grows. 

Caltex will also be embarking on a re-branding over 
the next three years, changing to Ampol, which 
was once a trusted Australian fuel brand prior to 
merging with Caltex Australia in 1995.

The demand for service stations in Victoria and 
more particularly Melbourne in the short term 
(throughout 2020) is considered to remain steady, 
given that many offer long leases, fixed annual rent 
increases and future development upside. 

Provided that the COVID-19 outbreak does not 
become a long-term issue, demand is anticipated 
to remain as trade volumes, economic activity and 
international tourism slowly improve.However, 
ongoing improvements in vehicle fuel economy and 
consumer preferences towards more fuel-efficient 
vehicles are anticipated to somewhat constrain 
growth over the period.

operators in suburban locations of Melbourne that 
have sold out of the market to developers or major 
fuel or supermarket players. 

In 2019, forecasting for Victoria accounted for one-
fifth of the country’s new service station supply 
over the next three years.Some agreements struck 
pre-COVID-19 are mooted to not go ahead. Negative 
factors affecting the sector and delaying projects 
to the pipeline include the slowing of the economic 
market and falling profit margins and revenues due 
to the COVID-19 outbreak, declining demand for 
petrol with many commuters working from home, 
a decrease in vehicle ownership and the growth of 
the electric car industry.

Throughout 2019, portfolio auctions accounted 
for a large number of service station transactions.
Of those sold, most 7-Eleven convenience stores 
and fuel outlets attracted yields of between 
3.92% and 5.96%.In February 2020, Burgess 
Rawson conducted a portfolio auction at which 
five 7-Elevens within metropolitan Melbourne 
transacted at yields of 4.09% to 5.97% (all with 
brand new 12 year leases and four x five-year 
options), the bulk of the sales occurring at sub 5%.

These yields are in stark contrast to pre-2015 levels 
in metropolitan Melbourne, which were generally in 
the order of 5.25% to 7.00%. 

Rentals for service station properties have 
been strong in recent years, however they will 
be tested in the short to medium term.In the 
current COVID-19 climate, we are aware of some 
companies looking for rental reductions in the 

The demand for service stations in Victoria and more particularly Melbourne in the short term 
(throughout 2020) is considered to remain steady, given that many offer long leases, fixed annual  
rent increases and future development upside. 

7-Eleven 61 Springfield Pkwy, Springfield Source: realcommercial.com.au 
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setting market rent for service stations in Perth. 

For this reason we query the longevity of this 
approach with ratcheted annual rent increases 
likely to lead to many service stations being 
economically unviable to operate due to 
insufficient fuel throughputs and shop sales 
relative to the rent payable. 

There has been a spate of sales of freehold 
interests in service stations in Perth since 2016, 
which have largely been dominated by 7-Eleven 
branded stations.These transactions have tended 
to reflect yields between 5.75% and 6.25%, 
however we are aware that some of the more 
recent transactions have seen yields drift slightly 
to 6.00% to 6.35%.These yield ranges have been 
purely driven by lease covenant and the brand 
new nature of the stations (depreciation benefits) 
and stations with a lesser covenant (independent 
or non-national operators) and older buildings 
and fuel infrastructure will transact at a 
significant premium to this range (from 75 to over 
150 basis points).

Once again, since the advent of the COVID-19 
pandemic, we are not aware of any transactions to 
definitely demonstrate the depth of demand for this 
asset type under current market conditions. 

The market has witnessed strong demand for 
properties with modern improvements situated 
in high exposure locations in proven or growing 
catchment areas but crucially, subject to long 
term lease covenants (more than 10 years) to 
major oil companies.Where such attributes have 

Western Australia
Contrary to many other retail asset classes, we 
are not aware of any request for rent relief from 
service station operators in the wake of the 
COVID-19 pandemic.

Since the advent of the COVID-19 pandemic, there 
has been limited market activity discerning any 
definitive impact on leasing of service stations.As a 
result, it is difficult to ascertain with any degree of 
certainty what impact there will be on rental values.

On a fundamental basis, service station rents that 
commenced in the past 12 to 24 months (coinciding 
with new developments) as a quantum of dollars 
disclose a generally consistent range in the order of 
$300,000 to $350,000 per annum net of GST and 
outgoings for Perth metropolitan sites.These rental 
structures however are more formulaic driven 
as a function of return on development costs as 
opposed to adhering to market fundamentals as a 
function of fuel throughput and shop sales, which 
for an extended period has been the benchmark for 

service station properties offer.This is particularly 
likely to be the case for new sites where potential 
environmental issues are the responsibility of the 
tenant and depreciation benefits are available.
Yields in Queensland for new services stations 
with ten-year plus initial terms have been 
generally achieving 5.5% to 6.5% with the odd 
sub 5.0% exception.

A sample of pre-Covid 19 sales is as follows:

It is our view that service station investments will 
continue to be in high demand with more limited 
supply compared to recent years, however the 
effects ofCOVID-19 will negatively impact rents and 
new development. 

We note that new development was already in 
decline before the pandemic as supply of new 
service stations was meeting or exceeding 
demand.That said, prime sites will continue to be 
developed and the trend of fast food drive through 
restaurants sharing a site with service stations will 
also continue.Fast food and fuel complement each 
other and the fast food businesses provide extra 
income to enable these sites to stack up from a 
development perspective.

Address Sale Date Sale Price
Land Area 

(m2)
Lettable 

Area (m2)

Analysed 
Market Yield 

(%)
WALE/

LTC

7-Eleven 61 Springfield 
Pkwy, Springfield 17/12/2019 $7,525,000 3,242 429 5.80 11.56

7-Eleven 2660 Logan Rd, 
Eight Mile Plains 12/08/2019 $6,905,000 9,209 341 5.82 10.57

Caltex 5 Alban St, Oxley 01/08/2019 $6,600,000 3,373 300 6.28 9.49

7-Eleven 107 Lower King St, 
Caboolture 01/05/2019 $6,730,000 1,244 470 6.39 13.21

Contrary to many other retail asset classes, we are not aware  
of any request for rent relief from service station operators in  
the wake of the COVID-19 pandemic.
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rates are low and business activity is now returning.
There is a general expectation that domestic 
activity will return to normal within the coming 
weeks.If this indeed remains the case, fuel stations 
will benefit from the projected increased domestic 
travel, as flying and public transport may take 
longer to return.

Our expectation is that while the impact of 
COVID-19 on service stations has been sharp, with 
any luck it will be short.

Northern Territory
Consistent with the rest of the Northern Territory’s 
pandemic experience, traffic levels have not 
decreased as substantially as in other areas, with 
most government office workers still attending 
the office rather than working from home.The 
reduction in tourist numbers will see a fall in fuel 
consumption but at this stage, we are not aware of 
any significant rent reductions being negotiated by 
fuel retailers.

Darwin is now relatively well serviced by fuel 
retailers and there are very few if any new 
greenfield projects being negotiated at this time.

It is our expectation that rents will remain relatively 
consistent for service stations across the Northern 
Territory despite the impact of the virus.

As with any property in Darwin at present, there 
would be a big differential in yields between 
strongly tenanted service stations and those with a 
less certain cash flow.We especially note the sale of 
a large fuel station and truck depot at Wishart with 
a strong lease, which sold in 2014 for an estimated 
7.64% yield and again in 2018 for an estimated 

features of OTR dominating the local market is 
that its model includes large convenience store 
components or small supermarkets within some 
sites and many include franchises such as Oporto, 
Wok-in-a-box, Brumby’s, Hungry Jacks, Moe’s 
Dog & Shake and Subway.The impact has been a 
shift by competitors to provide a similar offering.
Many recent service stations developments 
not completed by OTR have been an attempt to 
replicate them.

To this end, it has been reported that the retail 
sales have not been as substantially affected as 
fuel sales.This may go some way to insulating these 
businesses from the effects of reduced fuel sales, 
at least in the short term.

The investment market for service stations was 
steady in the lead up to COVID-19.Yields appear 
to have resisted the trend of contraction present 
in other markets over that period, despite the low 
interest rate environment.

A sale in Adelaide’s inner southern suburbs for a 
brand new station showed a yield of 5.70% in July 
2016.In September 2019, another brand new station 
a similar distance from the city showed a yield of 
circa 6.25%.

New stations are showing rental rates of between 
$110 and $150 per square metre site area for newly 
built metropolitan sites.We are aware of one lease 
agreement in Adelaide’s western suburbs at the 
top end of this range but the majority appear to be 
towards the mid to lower end of the rage.

South Australia has, it would seem, avoided the 
potential catastrophic impact of COVID-19.New case 

been met, we have witnessed significant yield 
compression in these assets.Despite the lease 
covenants being largely identical in terms of lease 
duration, quantum of commencing rental and 
rent review provisions, it is evident that there 
remains a disparity in achievable yields for newly 
constructed service stations in Perth compared to 
those achieved for similar assets in the east coast 
capitals. Yields in Sydney, Melbourne and south-
east Queensland are generally 50 to 150 basis 
points tighter. 

Looking ahead, we anticipate yields to remain at 
levels seen in recent times with the possibility of 
tightening slightly as more investors gravitate to 
high calibre tenants on long term lease covenants 
given the perceived stability of rental income. 

There has been a wave of new service stations 
developed in metropolitan Perth during the 
past five years.This has been led by 7-Eleven’s 
aggressive expansion strategy into Perth but also 
includes players such as United, Caltex and Shell.
We do query the viability of further service station 
development in the Perth metropolitan area, as 
it appears that we are nearing market saturation 
point, however for now the decision to develop 
further stations appears less about viability and 
more about maintaining market presence. 

We have also witnessed a number of older service 
stations owned by major oil companies (e.g. BP) 
go through significant transformations in order to 
remain market relevant and compete with newer 
stations.

South Australia
The South Australian service station market has 
long been dominated by the On the Run (OTR) 
group with the majority of recent developments 
being a continuation of that trend.One of the 
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There has been a noticeable modernisation of Darwin’s service 
stations over the past few years.  
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8.28%.The change in yield was symptomatic of the 
general Darwin market.

There has been a noticeable modernisation of 
Darwin’s service stations over the past few years.
Refurbishments in areas such as Coconut Grove 
and Holtze have seen tired centres rejuvenated, 
rather than the opening of entirely new centres.

The main exception to this is the new BP 
development that is the centrepiece of the Truck 
Central subdivision at Wishart.This is a heavy 
vehicle refuelling station in a state of the art 
logistics subdivision, which includes Australia’s only 
vehicle inspection station that can accommodate 
triple road trains without unhitching and a three 
hectare marshalling area.

 Another interesting development is the increase 
in the number of unmanned fuel stations.We note 
a new proposal at East Arm to place another 
unmanned station on a narrow piece of heavily 
constrained land using above ground fuel storage.
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RETAIL: New South Wales 
Overview
The bricks-and-mortar retail sector has been 
delivered its fair share of blows over the past 
decade, and COVID-19 could prove to be the most 
colossal foe of all. 

But resilience and adaption are hallmarks of 
successful business in the 21st century and retail 
has discovered some of the nation’s most savvy 
operators among its ranks.

In this issue of Month In Review, we deliver  
our location-by-location wrap on how coronavirus 
is effecting the retail property sector, and what 
outcomes stakeholders can expect in the  
coming months.

Sydney
The COVID-19 pandemic has had broad-reaching 
implications for the commercial property 
sector and will continue to do so for some time.
Unfortunately, one of the markets to be hit hardest 
is the retail sector. 

Whilst neighbourhood shopping centres currently 
resemble ghost towns and are struggling with often 
only the anchor tenants trading, we also have real 
concern for local retail shopping precincts.These 
local retail strips, particularly in inner city areas, 
are usually the life of a suburb, however with local 
cafes, bars, pubs, restaurants, clothing retailers, 
beauty services and gymnasiums almost all being 
forced to close, these strips are also near deserted.
Established retail strips built almost entirely around 
restaurants and late night trade such as Crown 
Street in Surry Hills, Oxford Street in Paddington, 

King Street in Newtown and Darling Street in 
Balmain are bearing the brunt of these closures.
Other usually strong retail precincts including 
the CBD, Bondi Beach and Manly have also been 
severely impacted by the abrupt halt of tourism and 
additionally in the case of the CBD, the closure of 
most offices. 

Understandably, based on this lack of trade, tenants 
are seeking rental relief from their landlords.In 
addition to this, we are seeing significant increases 
in vacancy rates with tenants not renewing existing 
leases and properties that were available pre-
COVID-19 remaining on the market with agents 
reporting little to no interest.There have been 
very few transactions from which to gauge how 
the rental market is performing.Some limited 
evidence has indicated significant reductions in 
the rental rates being achieved.A recent example 
is a property in Darlinghurst that only managed to 
achieve 30 per cent of the rental it had previously 
received in 2019.

On a more positive note, there are some locations 
that seem to have weathered the storm better 
than others.Macleay Street, Potts Point has seen 
many retailers continue to trade throughout the 
pandemic and as a result, the increase in vacancy 
does not appear to be as significant as we have 

seen in other retail precincts.This can be explained 
by the demographic and typical trade base for 
these retail shops, which is generally considered to 
be mostly locals.Further, the high proportion of the 
population living in units in this area has meant that 
many have relied on local businesses throughout 
the pandemic.

Much like the near halt in retail leasing activity, 
sales activity is minimal with often only properties 
that were on the market prior to the pandemic 
being transacted.That said, the majority of 
campaigns have been withdrawn from the market 
or moved from being an active auction campaign to 
an expressions of interest campaign.Therefore, it is 
also very hard to gauge where the market currently 
sits.We do note that there have been a few recent 
investment sales, indicating that there is some 
demand for well-located retail assets with strong 
lease covenants that are considered low risk. 

In completing valuations of retail assets during this 
period of uncertainty, we are reflecting the current 
risk associated with vacancies and adjusting letting 
up periods based on the current market activity 
and enquiry level being reported by local agents.

Looking ahead, we are of the view that investors 
will shy away from retail assets as they are 
considered to be highly volatile, with the risk of 
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A recent example is a property in Darlinghurst that only  
managed to achieve 30 per cent of the rental it had previously 
received in 2019.
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lengthy vacancies higher than usual and the overall 
lack of demand for space likely to result in a decline 
in values.Overall, the retail sector will face a long 
road to recovery, the timeline for which we cannot 
truly begin to estimate.

Wollongong
One can’t help but feel for the retail sector which 
has fought many battles over the years to then be 
presented with a massive shock in March as the 
Coronavirus pandemic wreaked havoc across the 
world.In an instant, doors were closed, customers 
were locked up inside their homes, sales fell off a 
cliff and staff were laid off.Cafes, restaurants and 
traditional shop front retailers were most impacted 
while others, notably supermarket chains and 
those with a strong online presence, benefited 
from the mayhem. 

Overall, the implementation of the JobKeeper 
program has provided impacted retailers and 
their employees with some relief as businesses 
batten down the hatches and are hopeful of 
a recovery in the second half of the year.The 
release of a mandatory code of conduct by the 
Commonwealth in March and legislation by the 
New South Wales government on 24 April 2020 
has provided landlords and impacted tenants 
with a guide to navigating and negotiating 
rental reductions although there are certain to 
be disputes in the future as the legislation was 
understandably passed through parliament with 
very limited time and debate and has not yet 
been tested. 

government has been considerable, with significant 
assistance measures to move through this 
pandemic.Assistance available includes:

 ◗ federal government initiatives of the Job Keeper 
allowance, a mandatory code of conduct for 
landlords and tenants and tax relief including 
instant asset write-off increases;

 ◗ New South Wales has small business grants, fee 
and licence relief, land tax relief, payroll tax relief 
and free access to business advisory services.

The retail and commercial markets have ground 
to a halt with the focus moving squarely on to 
management as landlords seek to maintain some 
level of cash flow while tenants and business 
owners focus on business survival.The relationship 
and communication between landlord and tenant 
are critical to both.

Commercial leasing agents have reported a 
generally very high level of compassion from most 
landlords.Agents report that the rental relief being 
put in place is consistent if not beyond the scope of 
the mandatory code of conduct.Agreements tend 
to be on a month to month basis with agreements 
generally revolving around a full rental holiday or a 
50 per cent reduction.

While the shutdown has been all-encompassing, the 
limited number of infections has likely saved many 
lives and reduced the period of shut down required.

In New South Wales, we have seen the 
commencement of an easing of restrictions.
The most significant for our regional area is the 
announcement that from 1 June, regional travel for 
holiday purposes is permitted.

Further easing of restrictions include:

 ◗ Short and long term accommodation operations 
are open (crisis and temporary accommodation, 

The short term impact on the local retail 
property market is expected to be profound with 
rents under massive pressure and the capital 
value of any retail asset not underpinned by a 
strong tenancy profile to be exposed.During 
these times there is an obvious flight to quality 
with investors seeking long lease terms (ten 
plus years) to solid corporate tenants that can 
continue to trade well during an economic 
downturn.Landlords will need to be flexible in 
their lease negotiations with rent free periods 
likely to increase and other forms of tenant 
incentives to be considered.

Herron Todd White will be scrutinising leasing 
and sales activity very closely in the next six 
to 12 months so evidence can be presented to 
form a clear opinion as to the precise impact the 
Coronavirus pandemic has had on the retail market. 

Lismore
So where do we start in the retail market that has 
been one of the major sectors impacted (obviously 
aviation and tourist accommodation markets are 
two that have been decimated).

We have definitely had some retailers report very 
positive results with supermarkets indicating 
positive trends in the order of ten to 15 per cent 
while hotels, restaurants and cafes either closed or 
commenced trading on a takeaway basis only with 
significant reductions in trade. 

The impact on many businesses has been 
nothing short of devastating.The response by the 

During these times there is an obvious flight to quality with investors 
seeking long lease terms (ten plus years) to solid corporate tenants 
that can continue to trade well during an economic downturn.
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Coffs Harbour
There was an oversupply of retail accommodation 
within the Coffs Harbour locality prior to the 
influence of COVID-19.Since the COVID-19 pandemic, 
there have been broad scale registrations and 
negotiations for rental relief. 

Local commercial agents have indicated that circa 
80 per cent of retail tenant claims have been 
settled at rent relief based around a 50 per cent 
discount of monthly rent for an initial period of 
three months.

Discounting within major shopping centres is 
reported to be higher with landlords recognising 
that retention of tenants is the number one 
priority through the initial phase of the COVID-19 
restrictions.

Agents report very few business closures and 
those that have are mainly businesses that were 
struggling prior to the pandemic.

Local businesses are gradually reopening 
subject to social distancing but there are likely 
to be ongoing ramifications for retail premises 
associated with restaurant dining, cafes and 
entertainment as the economic effects of 
compliance are recognised within the business 
expense structure.This may well impact the ability 
to meet rents struck pre-COVID-19 and also require 
landlords and tenants to revisit size requirements 
for these premises to remain viable through the 
pandemic-compliant period. 

generally hold their rental levels given some 
positive signs of reducing social distancing 
requirements and an optimistic hope that a vaccine 
may be forthcoming.

Good, solid tenants with longer term leases will 
be sought after in the continuing low interest rate 
market.We would expect that longer term national 
tenants or strong state or government tenants 
may see a lower yield rate and upward pressure on 
values as the flight to quality will continue.

Pre-COVID-19, the difference between local and 
national tenancies broadly was in the range of ten 
to 15 per cent.This is more likely to increase in the 
coming 12 months.

There remains a level of restrained optimism 
that things will return to a state of normalcy over 
the next six to 12 months.The limited evidence 
available across most asset classes indicates 
little discounting in value levels as to yield, 
albeit that recent sales and negotiations appear 
to indicate a reduction in value consistent with 
the likely loss of rent over the next six to 12 
months.A recent sale of a motel fell over based 
on this point of difference between the vendor 
and purchaser.

We note a recent sale in Byron Bay indicated a 
yield rate of 5.25 per cent for a vacant retail shop, 
albeit with a slight reduction in the value consistent 
with a loss of rent for three to six months.It may be 
argued that if leased, the yield may have been in 
the order of five per cent.

disability and aged care facilities, hotels, motels 
and other accommodation and youth hostels).

 ◗ Pubs, registered clubs and casinos are open for 
accommodation, dining and sale of takeaway 
food and drink.

 ◗ Elective surgery restrictions are being eased.

Caravan parks and camping grounds will remain 
closed to the public at this time.

The easing of restrictions will allow some level of 
normalcy over the coming months and allow many 
businesses to reopen, albeit likely at a lower level 
than pre-COVID-19.

With the obvious limitations on international travel 
likely to remain in place for an extended period and 
many Australians experiencing frustrations at the 
restrictions, it is likely that the easing of restrictions 
will see a steady increase in domestic tourism and 
regional areas such as ours are likely to see an 
influx of visitors.

It is an opportunity that could see a reasonably 
swift turnaround of fortunes, albeit likely hindered 
by the Queensland and New South Wales border 
restrictions still in place.

The impact on retail real estate is difficult to predict 
with limited sales and leasing generally being in 
a holding pattern.Ultimately for landlords and 
real estate values, it is better to hold on to a good 
tenant rather than come out of this pandemic with 
a vacant premises.

The level of vacancy in each locality will ultimately 
be the key to the future movement in rents and 
so values.It is likely that limited leasing will occur 
over the next six months with tenants unwilling 
to commit to any longer term leases given the 
uncertainty of their business (unless a significant 
discount in rent was offered) and landlords will 

...circa 80 per cent of retail tenant claims have been settled at 
rent relief based around a 50 per cent discount of monthly rent 
for an initial period of three  months.
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sector, one recent sale of a regional Woolworths-
anchored neighbourhood shopping centre reflected 
a very strong yield, given the high percentage of 
rent from a big grocery chain which is currently 
unaffected.We anticipate buyer activity in such 
assets, especially stand alone supermarkets, to 
potentially strengthen in the current climate while 
pubs, strip trail, cafes and restaurants may see an 
extended period of market weakness. 

Dubbo & Central West NSW
Commercial property agents in Dubbo and Orange 
have reported that the leasing market for retail 
shops was weak with limited enquiry in the period 
prior to the COVID-19 pandemic of late 2019 and 
early 2020.Since March, leasing enquiry has almost 
ceased, while existing tenants and landlords have 
negotiated temporary rent reductions of between 
25 and 50 per cent across the majority of retail 
properties. 

Sale activity for retail property in Dubbo has been 
negligible while a property in Orange leased to a 
pharmacy sold in February.Other retail property 
sales have been at around or sub-$300,000.

There were two sales in February and March in 
Bathurst, both in William Street, at circa $600,000 
and $900,000. A freehold hotel also transacted in 
Bathurst at circa seven per cent. Otherwise agents 
report extreme caution and uncertainty in the retail 
sector across the region.

The valuation of investment property affected 
by claims for rent relief or likely to be subject 
to a claim will usually include a below the line 
adjustment for loss of rent which is deducted from 
the capitalised value.

There is sales evidence that prime retail assets 
with sound leases and strong tenants are being 
sold at firm yields, based on the low interest rate 
climate and the relatively low yields available from 
alternative forms of investment. 

Newcastle
Herron Todd White Newcastle and Hunter Region 
commercial valuers are making the extra effort 
at the moment to keep in touch with local agents 
and property managers as the market reacts 
to changes to state and federal government 
stimulus measures and rules around isolation.
At the time of writing, ten patrons are allowed to 
be seated in restaurants, bars and cafes in New 
South Wales. This number, of course, is too low for 
large establishments to open their doors, however 
smaller operators are happy to have people 
through the doors and the opportunity to get back 
to work, albeit in the current constrained version 
of work. 

Under the terms of the commercial code of 
conduct, tenants suffering trade loss of over 30 
per cent have the right to negotiate lower, short 
term rents with landlords.While we throw the 
generic name of retail across the sector, the truth 
is that many different retailers are suffering widely 
differing levels of trade losses, while some traders 
have actually seen big increases.One bottle shop 
operator recently commented that “it’s like we 
just had seven Chistmas Eves in a row”.We have 
also seen non-discretionary traders (think Coles, 
Woolworths, Aldi) trading well above average.While 
there has been very limited sales activity in this 
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Melbourne
On 22 March Premier Mr Daniel Andrews 
introduced Stage 1 restrictions within Victoria, 
implementing a shutdown of all non-essential 
activity which resulted in the closure of all pubs, 
clubs, cafes and restaurants (with the exception 
of take away services) together with the complete 
closure of gyms, indoor sporting venues, cinemas, 
casinos, nightclubs and entertainment venues. 
This enforced shut down period extends until 
midnight 31 May 2020.

From 1 June 2020 pubs, cafes and restaurants will 
be able to reopen their doors to serve meals to 
up to 20 customers at a time per enclosed space. 
From 22 June 2020 the number could increase 
to up to 50 patrons and during the second half of 
July it may be up to 100 patrons.

The process of collecting comparable sales 
and rental evidence in the current market 
is challenging given the pace at which the 
Coronavirus (COVID-19) pandemic situation has 
been evolving. There have been limited recent 
sales and rental transactions. 

Transactions occurring towards the beginning 
of the pandemic are likely to still be under 
contract with settlements occurring within the 
coming weeks. 

Adopting an appropriate market rent can be 
challenging in the current market. It is considered 
that due to the impact of the Coronavirus 
(COVID-19) pandemic and economic uncertainty 
there is currently reduced levels of leasing 

demand from prospective retail and restaurant 
tenants. Longer leasing up period will be 
applicable for vacant tenancies and there is 
downward pressure on rents.

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. 
On 23 April 2020 the Covid-19 Omnibus 
(Emergency Measures) Bill 2020 passed in the 
Victorian Parliament. It is applicable where the 
tenant is an eligible business for the purpose 
of the Government’s JobKeeper programme 
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 turnover due to the COVID-19 pandemic. This 
will be achieved through a combination of rent 
waivers and deferrals. Adjustments for rental 
abatements and deferrals have been integrated 
into our valuations to account for the short term 

impacts of the pandemic.

There appears to have been sharp decrease 
in listings and transactions occurring after 24 
March 2020 when the National cabinet introduced 
restrictions on auction houses and real estate 
auctions. Discussions with a number of selling 
agents confirmed that properties that were due 
to be auctioned shortly after the closure were 
converted to expression of interest campaigns 
whilst others were postponed indefinitely.

Given the low volume of current sales 
transactions occurring there has not been 
evidence of significant discounting occurring 
within the market at this time. Properties with 
strong lease covenants to national operators, 
or those with tenants who operate ‘essential 
services’ continue to attract strong demand from 
purchasers and are transacting at or around the 
Vendor’s asking price.

The lack of new listings in the market together 
and the removal of properties from the market 
may be cushioning any impact in the short term. 
We are expecting to see extended selling periods 
as vendors hold properties in an attempt to offset 
any discounting required to secure a purchaser 
in the short term. It is expected that yields will 
increase particularly for secondary properties.

Victoria
Properties that were due to be auctioned shortly after the  
closure were converted to expression of interest campaigns 
whilst others were postponed indefinitely.
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Williamson Street and Hargreaves Mall revealed 
in excess of 20 retail vacancies.Under the current 
circumstances it would seem likely this number will 
increase in the coming months.

Agents are reporting difficulty finding retail 
tenants under the current circumstances with rent 
free incentives becoming more prevalent in the 
marketplace.There have been limited transactions 
of retail properties in Bendigo postCOVID-19 with 
buyer interest in sharp decline. 

Echuca/Deniliquin
As a result of COVID-19, there is a high degree 
of uncertainty in the commercial sector across 
townships in south-west New South Wales and 
northern Victoria. 

This uncertainty will remain until there is some 
stability in the market place around what are 
sustainable rental levels in any commercial 
sector in the foreseeable future.Until that level is 
established, it is unlikely there will be much activity 
in the sector.

Owner-occupiers are a significant factor in these 
areas.For owner-occupiers, turnover and profit 
are the key factors in determining the value of 
commercial and industrial real estate.Similar 
to investors, unless the owner-occupier has 
confidence in the level of profit that is sustainable 
in the foreseeable future, they are unlikely to 
commit to purchasing property.

We are aware of an owner-occupier currently 
negotiating to purchase a warehouse for in excess 
of $1 million at what would be considered top dollar 
even prior to the COVID-19 event.

houses will recommence as restaurants, cafes and 
pubs are able to serve meals for up to 20 patrons 
at any one time.

It should be stated however that the wider retail 
rental market was already weak in many inner 
and suburban retail precincts. Rental rates within 
established strips such as Lygon Street, Carlton 
and Chapel Street, South Yarra have continued on 
their downward trend during 2020.

With continued economic downturn and job 
uncertainty it is likely that there will be a 
reduction in discretionary spending during 
the remainder of 2020. Once the JobKeeper 
allowance ceases 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 and footwear and household goods is 
likely to fall.

The decline in retail spending is likely to place 
an increased burden on retailers’ occupancy 
costs and continued downward pressure on 
leasing demand and rental levels. If these trends 
continue, tenants may find it more difficult to 
sustain current rental levels which may ultimately 
result in declining retail rents, increased vacancy 
levels and downwards pressure on capital values.

Bendigo
Pre-COVID-19, the Bendigo retail sector had not 
been performing at its peak for some time, with 
a steady decline in occupied shops outside of the 
main enclosed shopping centre over the past 12 
to 18 months.With the imposed restrictions, the 
sector has continued to decline with a noticeable 
increase in vacancies across the Bendigo CBD.A 
count conducted last week across Mitchell Street, 

It is our understanding that banks have reduced 
lending for new customers and are in the process 
of assessing debt serviceability levels for their 
existing customers in the current environment. It 
would therefore appear that the active purchasers 
either have existing loan facilities with lenders or 
are utilising cash reserves to secure properties.

Prime retail properties with secure long term 
leases and strong lease covenants continue to 
be attractive to investors whilst there appears 
to be a decline in demand for secondary or 
vacant properties.

Discussions with letting agents indicate during 
March and April 2020 there was a sharp drop 
in the level of enquiries received for vacant 
tenancies.

The introduction of the Mandatory Industry Code 
of Conduct for Commercial and Retail leases 
appeared to generate a significant increase in 
communication between landlords and tenants 
as parties began negotiating the various rental 
abatements and deferrals.

The limited numbers of new leases that have 
occurred appear to be generated by operators 
of ‘essential’ services. Given the uncertainty 
within the market we are expecting to see tenants 
seeking properties which already meet their 
needs or require very little capital expenditure 
to commence operating. Retail operators have 
received an increased level of attention over 
the past couple of months as the pandemic 
has clearly and significantly impacted turnover 
figures for a lot of businesses.

Some two months after the closure of non-
essential businesses and real estate auctions we 
are beginning to see the easing of restrictions. 
From 1 June 2020, real estate auctions and open 
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Brisbane
The Brisbane retail property market started 2020 
very strongly with a number of firm deals in the 
early months. This was off the back of strong 
conditions throughout 2018 and 2019, helped 
along by the low interest rate environment. Over 
the past two years, the retail market experienced 
firming yields across prime assets supported by 
solid purchaser demand, however with the outbreak 
of Coronavirus, the global economy is in uncertain 
times and there are likely to be significant impacts 
on the Australian property market.

We are not aware of any substantial evidence to 
draw strong conclusions on the market at present, 
however anecdotal information from agents 
suggests sale activity has slowed significantly, 
with some agents reporting all of their current 
stock being removed from the market and existing 
leasing negotiations being deferred for three 
months or ceasing altogether.

We believe even more than ever that buyers will be 
and are predominantly concerned with the quality 
of tenants and the security of income (e.g. long 
WALE or Lease Term Certain) and going forward, 
the quality of the tenant and their type of business 
will be even more closely scrutinised, especially 
with respect to social distancing measures enforced 
by government, along with sustainability of the 
passing rental income. 

It is extremely difficult to predict the market going 
forward at the present time and specifically the 
full impact on the retail property sector with the 
current uncertainties. At present, it appears that 

a tad nervous about the retail sector on the Gold 
Coast over the past six months. Supply additions, 
increasing rents and firming investment yields 
had us feeling that an inevitable correction was 
looming. However, the COVID-19 pandemic is far 
from what we were expecting. 

The tourist retail sector was the first to be hit. 
The impact was hard and fast. 

Areas such as Surfers Paradise and Broadbeach 
were all but deserted and as commercial 
businesses started directing staff to work 
from home, the likes of Southport and other 
commercial centres felt the squeeze as well.

In stark contrast to this, neighbourhood centres 
offering essential services have been witnessing 
unprecedented patronage and I’m sure there are 
more than a few readers who happily joined the 
queues of people getting their home improvement 
fix at Bunnings.

The latter part of May saw the lifting of some 
restrictions and media reports indicate that food 
and beverage operators able to adapt their offering 
to the new normal are flourishing. This has been 
particularly evident in hotspots such as Burleigh 
Heads as people flock to local parks and beaches to 
break up the monotony of life in quarantine.

Queensland

properties with tenants who’ve been severely 
impacted by social distancing measures will 
experience a significant effect on net income due to 
enforced rental holiday policies. We expect this may 
result in increased vacancies across the market 
more broadly. 

We believe that most property owners will refrain 
from openly advertising properties on the market 
in the immediate future until the return of more 
favourable market conditions. Government stimulus 
packages and the financial industry support 
policies have temporarily assisted owners, however 
there is a justified concern about debt serviceability 
across the sector when these packages end.

Leasing market conditions are now considered to 
be very uncertain due to the impact of COVID-19.
Net effective retail rents in recent years have 
remained stagnant and the current situation with 
the Coronavirus is still unknown.

The above notwithstanding, we note that 
the impact of the Coronavirus is likely to be 
significant for retail accommodation with a strong 
likelihood of increased vacancies and rental 
stagnation or decline.

Gold Coast
It is fair to say that some of us had been feeling 

We believe that most property owners will refrain from openly 
advertising properties on the market in the immediate future  
until the return of more favourable market conditions. 
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traffic to remaining retailers and cafes that have 
attempted to continue trading. 

Local hinterland commercial centres that service 
local communities seem to have been slightly less 
impacted during this time.Overall vacancies in 
these townships have been limited with a greater 
mix of leased and owner-occupied holdings, which 
allows greater flexibility for businesses.Local 
tenants have indicated that trade fell considerably 
through March and early April, though began to 
improve during April and into May.

A number of landlords have been working 
closely with their tenants during this time with a 
number offering rental abatements.A large retail 
complex in Mooloolaba offered 100 per cent rental 
abatement across their whole complex in April.
Since that time, they have communicated with 
tenants and are taking a case by case approach 
depending on the impacts to individual businesses.

We have also noted since the start of May an 
increase in enquiry from tenants.Agents are 
reporting that local tenants are active in the 
market.One agent advised that he is currently 
negotiating four separate tenancy areas for 
sub $30,000 per annum in the Mooloolaba 
tourist precinct.The listing agent indicated that 
incentives are typically three to six month rent-
free periods at commencement of the leases.

Commercial agents have also indicated that 
there is increasing demand for holdings in the 
sub $2 million range.We have noted a 93 square 
metre strata tilted retail unit on Sixth Avenue, 
Maroochydore selling for $500,000.The property 
was contracted in March 2020 and has recently 
settled with no renegotiation of the purchase 
price due to COVID-19 conditions.We also noted 
sale of the Coffee Club strata in Buderim which 
was contracted in February.During the due 

recent example of this; we understand the sales 
campaign, which concluded in late April, achieved 
strong interest and an even stronger result. More 
on this next time once details can be released.

On the other side of the coin are the properties 
that rely solely on discretionary spending or 
those that naturally struggle with high degrees of 
vacancy and tenant turnover. Until such time as 
these properties are forced to the market, we are 
not likely to see the true result of the fall-out of 
COVID-19 on the secondary retail market. 

All in all, if investment yields are a measure 
of risk, we are undoubtedly going to see some 
movement on that front.

This will be an interesting period to look back  
on indeed.

Sunshine Coast
The retail market across the Sunshine Coast has 
obviously been heavily impacted due to COVID-19.

During April, the region missed out on the 
typically high influx of tourist trade over the 
Easter break.Recent accommodation occupancy 
statistics indicate that occupancy during April 
was sub ten per cent for a period which is 
traditionally circa 70 per cent.The main impact to 
this has been across the tourist strips.Mooloolaba 
Esplanade and Hastings Street at Noosa were 
virtually devoid of trade with very few shops open 
during April.Over the past two to three weeks, we 
have seen a greater number of retailers opening 
with cafes and restaurants also beginning to 
increase trade again with the lowering of overall 
restrictions.

Local shopping centres have also been impacted 
during this time.A number of retailers have not 
been open and this has dropped overall foot 

So what does this all mean for the retail 
property market? 

The leasing market has reportedly ground to a 
halt and the only new deals being struck are on 
favourable terms to support tenants through the 
pandemic period. Whilst resulting in significant 
gaps to the first year’s cash flow for lessors, it 
is seen by most as a far better outcome than no 
income and no tenant at all. 

Over the short to medium term there is a 
collective expectation that retail rents will 
contract in most sectors, however deciphering the 
precise impact on effective rents will be a difficult 
task due to the varying incentive structures being 
employed by landowners.

On the sales front, the Gold Coast is yet to 
witness any notable volume of retail transactions 
in the post-COVID-19 world. We are expecting 
the market’s reaction to be varied, making an 
already segmented market sector even more 
diverse in its pricing.

Investors will be critical of tenant profile and 
are expected to flock to properties underpinned 
by national tenants unaffected by trading 
restrictions. 99 Bikes at Burleigh Heads is a 

99 Bikes, Burleigh Heads Source: realcommercial.com.au 
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to identify if there is any genuine discounting 
of rents from landlords at this stage.A clearer 
indication of the direction of achievable rents is 
likely to become apparent after the Job Keeper 
allowance ends and we head into our traditional 
off season after what is looking more like a non-
existent on season. 

The retail sector in Cairns is hoping that the 
recent indication by the state government that 
borders will be opened in September will be 
reassessed to early July to at least provide some 
cash flow for the later part of the traditional 
tourism season.

Toowoomba
The Toowoomba CBD retail market has faced a 
number of challenges over the past few years, 
including an increase in online shopping and 
redevelopment of Grand Central Shopping Centre.
The redevelopment included a major expansion 
that significantly increased the number of 
tenancies, which have been filled by attracting 
new national retailers and by relocating several 
existing businesses from the CBD.

According to a 2019 survey conducted by 
Ray White Commercial, vacancy rates in the 
Toowoomba CBD were nearing 19 per cent.The 
service industry accounts for the largest market 
share at over 28 per cent with the potential for 
existing retailers to target this sector, which 
includes hospitality, real estate and financial and 
legal services.This may see Toowoomba’s CBD 
transform into a food and service based hub, with 

financial capacity to weather the slow economic 
environment and COVID-19 event. 

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 shops, 
tour booking agencies and retail in the central 
business district.Without the flow of tourists, 
many businesses have simply closed either 
by choice or being regulated to do so and it is 
difficult to gauge what percentage of businesses 
now closed will reopen when tourists are free to 
travel again.

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.

Commercial agents report in the order of 60 to 
70 per cent of retail tenants they manage have 
requested and are receiving rental reductions of 
50 to 100 per cent of normal rent levels though 
many continue to pay outgoings.The vast majority 
of these businesses are directly tourism driven 
along the Esplanade and around the central 
business district. 

Agents report very little demand from potential 
lessees at this time and it is considered too early 

diligence process, the tenant ceased trading and 
requested rental abatement.Subsequently the 
sale price was revised with a discount of circa nine 
per cent, which resulted in a yield softening of 70 
basis points. 

Any sales that have been occurring are dependent 
upon both the vendor’s and purchaser’s individual 
requirements and if leased, the tenant’s trading 
and financial situation.These are being assessed 
on a case by case basis. 

Overall, the market remains cautious, though 
agents are optimistic that with restrictions easing, 
overall tourist numbers will again lift, which may 
help to underpin tenants and may lead to some 
turnover of retail holdings during 2020.

Townsville
The retail market in Townsville remains at the 
bottom of the market cycle with the recent 
COVID-19 pandemic likely to have a negative impact 
on this sector over the short to medium term. 

There appears to be limited potential for 
rental growth and a higher risk of increasing 
vacancies on the back of looming lease expiries 
for discretionary retail, along with re-leasing 
prospects for non-discretionary retailing being 
uncertain in the short term.

The sub $5 million market, including smaller 
sub-neighbourhood centres offering a mix of fast 
food and drive-through options along with food 
and service based centres with strong anchors, is 
likely to continue to see interest due to the lower 
price point making it more accessible to a wider 
range of private investors seeking yields given the 
low cost of debt finance.

Emphasis will remain on properties with strong 
lease profiles to national tenants that have the 

The retail sector in Cairns is hoping that the recent indication by 
the state government that borders will be opened in September 
will be reassessed to early July.
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Retail outlets are progressively re-opening or 
increasing their business hours, however it is 
expected that a recovery period could extend out 
to two years with a level of causalities during this 
process.During this period, prime retail rents are 
expected to remain stable with secondary locations 
experiencing a reduction in rentals and increased 
letting up periods.There is minimal demand for 
retail space in the current climate and it expected 
that incentives will become more prevalent in the 
acquisition or retention of tenants in the short to 
medium term.

Central Queensland
The leasing and selling market conditions for the 
retail property sector in Central Queensland were 
slow in the lead up to the COVID-19 pandemic 
and vacancies were relatively high in most major 
urban localities.In some neighbourhood and 
smaller regional centres, we note some significant 
vacancies. The success of a neighbourhood 
shopping centre is usually dependent on the 
presence of a substantial anchor tenant (ie 
Woolworths, Coles, IGA) and the affordability of 
asking rentals.

Agents are reporting that there have been no 
enquiries for new leasing while the COVID-19 
restrictions have been in place and there have been 
many concessional rentals renegotiated for existing 
tenants during this period.It is unlikely there will be 
new tenants looking to take existing vacancies for 
some time.Prospects for rental growth remain low 
due to high vacancy rates.

We have seen evidence of lease negotiations on 
restaurant lease options and listings indicating 
this sector of the market may have declined 
between 30 and 50 per cent, however there is 
not enough evidence at this time for this to be 
considered conclusive.

traditional retail stores concentrated in major 
shopping centres and bulky goods precincts. 

We note that recent development of neighbourhood 
centres has provided additional retail floorspace, 
increasing competition for tenants.Many of the new 
convenience centres have been underpinned by 
national restaurant tenancies.

Based on the above, our pre-COVID-19 predictions 
for the Toowoomba CBD retail market were for 
increased vacancy rates and downward pressure 
on rentals.The restrictions imposed as a result of 
COVID-19 have seen the majority of non-essential 
retail outlets either close or substantially reduce 
trading hours over the past eight weeks.Café 
and hospitality outlets that remained open have 
reverted to takeaway to maintain some level of 
trade and retain some staff with the assistance of 
Job Keeper subsidies where available.

The capacity to meet retail rentals is an important 
factor in the financial viability of retailers during 
this period.The mandatory code of conduct for 
commercial leasing provides a benefit for lessees, 
but a potential waiver of rental for the lessor 
depending on negotiation outcomes between the 
lessor and lessee.

Anecdotal evidence suggests that the majority 
of lenders have shifted their focus from new 
business to the provision of temporary assistance 
to business customers for periods of up to six 
months.While a supportive action, the assistance 
is generally a deferral of financial commitments 
with the expectation that deferred amounts will 
need to be recovered post-COVID-19.It is expected 
that business revenue will not return to pre-
COVID-19 levels immediately and a trade–up period 
will be required.Repayment terms for deferred 
commitments will need to take this into account. 
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Adelaide
Welcome to another Month in Review from the 
South Australian Commercial team, as we look to 
provide an update on the retail property sector 
amidst the continuing Covid-19 pandemic.

Another month of quarantine and isolation 
regulations is in the book, with SA beginning to 
lift restrictions in early June. Of all sectors, retail 
property owners and tenants will be most keen for 
restrictions to ease and consumers to return to the 
market. Cafes, pubs, shops and restaurants have 
struggled since early march when restrictions were 
first introduced, with many fighting to survive over 

this period.

The number of retailers trading is beginning to 
increase, with state government restrictions easing. 
As of Friday the 22nd of May, indoor and outdoor 
dining at restaurants and cafes will be permitted in 
the state, allowing up to 10 patrons indoor and up 
to 10 patrons outdoor. Retail shops are operating 
on a basis of one person per four square metres, 
which has allowed larger retail outlets to open and 
facilitate shoppers on this basis. Moving forward, 
more restrictions will be eased on Friday the 5th of 
June, aiming to provide retailers a much needed 
boost over the long weekend.

These businesses will be allowed to open, however 
with a maximum of 20 people will be permitted, 
and business must still complying with the one 
person per four square metre regulation. 

Throughout the preceding three months, vacancies 
for retail properties have increased while sales 
volumes are lower.

As we have mentioned before, determining the 
impact of Covid-19 on valuations is increasingly 
difficult, until sales that have occurred in this time 
can be analysed and compared to pre and post 
pandemic markets. It is evident that properties 
currently advertised for lease are experiencing 
longer durations on the market, while other 
business are seeking rent incentives throughout 
the preceding three months. While sellers are 
not necessarily pricing their properties for sale 
at heavy discounts, any buyers in this market are 
seeking said discount.

We have noted 39 sales of retail properties from 
early March to mid-May. In that same timeframe in 
2019, there were approximately 64 sales recorded 

South Australia

xx
AS OF JUNE 5TH, THE FOLLOWING 
RETAIL WILL BE ALLOWED TO TRADE
◗ Cinemas and theatres

◗ Seated dining in licensed venues

◗ Galleries and museums

◗  Beauty, nails, tattoo and massage (non-
therapeutic)

 ◗ Gyms and indoor fitness
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She’s Apples Market redevelopment of the ex-Radio 
Rentals building. 

KFC Drive through Source: 7news.com.au 

A good indication of where the retail sector in 
Mount Gambier is heading over the next 12 months 
will be whether tenants can be secured in the new 
developments at Aldi and Coles with approximately 
16 shops to be filled.With restrictions slowly being 
eased and more shops reopening each week, it 
will hopefully help the retail sector come back 
to a sense of normality.A number of businesses 
have shut down, specifically smaller café and 
takeaway shops, however this was to be expected.
Since COVID-19, there have been no significant 
commercial transactions and tenants have been 
holding off signing up to new leases.The market 
is changing month by month and at this time 
uncertainty remains about the direction it will take.

Mount Gambier 
Mount Gambier’s retail sector had been improving 
year on year prior to COVID-19, with major 
development being undertaken in the CBD.A quick 
drive down the main street will bring you to the 
old Fidler and Webb site, which was purchased in 
2013 and sat derelict for six years.The site was 
then purchased by Aldi, who recently completed 
a $6.8 million development including four 
additional retail shops. 

 Aldi Development Source: City of Mount Gambier 

Target recently closed its doors at the adjoining 
site, which was a blow for the retail sector, however 
Coles saw the potential and took over the site and 
has since started construction on a $12 million 
development including ten additional retail shops.It 
has also been announced that two On The Run 
service stations will be developed at a cost of $10 
million and will feature a number of national food 
chains. Significant money has been poured into the 
city centre in the past 24 months, which is a 
reflection on where the retail sector was travelling 
pre COVID-19.No significant major retail 
development had been undertaken since 2012. A 
number of other key recent developments include: 
the second store of its kind in the world - KFC drive 
through; a second McDonald’s restaurant; and the 

for retail properties in 
the Adelaide city and 
metro areas, a reduction 
in sales volume by 39%. 

With Covid-19 isolation 
restrictions and 
measures changing 
so often, there is no 
sufficient evidence to 
quantify an adjustment 
to face rents. However, 
discussions with local 
agents have revealed 
that prolonged isolation 
measures will reduce 
demand from tenants 
as these prospective 
tenants are more inclined to wait for restrictions 
to be lifted. From a valuation standpoint, letting up 
periods may have to be adjusted as properties will 
experience longer periods on the rental market. 

A usually bustling Rundle Mall  Source: ABC News, Dean Faulkner 

39 

64 

RETAIL SALE 
NUMBERS 

Early March to mid-May

Transactions in 2020

Transactions in 2019
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Perth
Prior to the advent of the COVID-19 pandemic, the 
retail property market in Perth was already facing 
challenging conditions. 

Demand for retail space was hampered by 
restrained consumer spending due to perceived 
increases in the cost of living, high household debt 
and slow wage growth coinciding with the state’s 
sluggish economic performance.

Additionally, online retail spending continued to 
grow rapidly and apply further pressure on the 
viability of bricks and mortar retail, especially on 
discretionary retailers operating from suburban 
strip outlets. 

Unfortunately the COVID-19 pandemic has only 
rubbed salt into the wound.The impact on the 
trading ability of businesses across almost all retail 
property classes has been severe and pronounced. 

A survey of property industry participants in 
Western Australia commissioned by ANZ and the 
Property Council of Australia (results of which were 
released 21 April 2020), reported that confidence 
had fallen to an all-time low with concerns ‘around 
the impact of the pandemic on forward works, 
staffing levels and economic growth’.

Since COVID-19 swept into Western Australia only 
three months ago, market activity in the local 
retail property market has diminished.However 
there is very limited (if any) confirmed evidence 
of transactions to accurately verify the impact of 
the COVID-19 outbreak on the local retail property 
market given the short amount of time that 

has elapsed since the first case was reported in 
Western Australia. 

Our team has however observed the following:

 ◗ Tenants offering non-essential services (e.g. 
hospitality) have been forced to either shut up 
shop for the foreseeable future or significantly 
alter their business operations in line with 
government-imposed restrictions;

 ◗ Tenants are actively seeking rent relief;

 ◗ Leasing deals are often falling over during 
negotiations or are being significantly re-drafted 
to account for uncertainty over the next three to 
six months;

 ◗ Leasing and sale listings are often being 
withdrawn with landlords and vendors adopting a 
wait and see approach; 

 ◗ The level of enquiry for both sales and leasing 
has generally plummeted since the start of 
March;

 ◗ The number of empty shops has risen across 
Perth including the CBD malls and traditional 
high street locations (Oxford Street, Leederville; 
Beaufort Street, Mount Lawley; and Bay View 
Terrace, Claremont). 

The Western Australian parliament recently passed 

legislation that introduces a six-month moratorium 
on evictions (backdated to 30 March 2020) and a 
freeze on rent increases for commercial (including 
retail) property tenants.For businesses, along 
with a freeze on rent increases there will be rent 
deferrals, reductions or waivers and a mandatory 
code of conduct to assist with negotiations between 
landlords and tenants. 

In these uncertain times, prospective investors are 
likely to seek out retail developments possessing 
a high, non-discretionary tenancy profile and a 
proven anchor tenant.Each occupant’s financial 
strength and lease terms will be closely examined 
and weigh heavily above all other fundamentals on 
any decision making. 

The recent off-market acquisition of the large 
format retail Midland Megaplex development by 
Lester Group for $58 million certainly went against 
general market sentiment, however illustrates 
the above point.The buyers were reportedly 
attracted to the diverse tenancy mix which features 
Spudshed and Chemist Warehouse. 

On a positive note, there are just three active cases 
of COVID-19 in Western Australia at the time of 
writing, with Monday, 18 May marking the start of a 
gradual easing of restrictions in the state, enabling 
retailers to re-open (albeit in a reduced capacity) 
and employees to return to the workplace.

Western Australia
The recent off-market acquisition of the large format retail 
Midland Megaplex development by Lester Group for $58 million 
certainly went against general market sentiment.
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Darwin/NT
At the time of writing, the Northern Territory had a 
relatively low number of COVID-19 cases compared 
to other Australian jurisdictions and no recorded 
cases of community transmission of the virus.

Nevertheless, the pandemic has had a significant 
effect on the territory’s economy. The Northern 
Territory government has introduced strict border 
control protocols which has effectively put a stop 
to international and interstate tourism, right at the 
start of the peak tourism season.

The government has signalled that opening the 
borders will be one of the last restrictions to be 
lifted.Businesses and properties that are tourism-
focused have a bleak 12 months ahead, even with 
government support.

On the brighter side, it is planned that the Stage 
3 relaxation of restrictions will be put in place on 
5 June, enabling sports and entertainment to 
operate almost at pre-virus levels (except some 
major events).

Generally speaking, properties such as 
neighbourhood shopping centres have continued 
to trade fairly unabated over the past few months, 
excepting outdoor markets.As a result, rents in 
these types of retail outlets have been steady.
However there has been a very significant fall in 

tourist numbers in areas such as the Waterfront 
and Stokes Hill Wharf and whilst there is no hard 
data, it is inevitable that businesses will require 
rent relief to survive.This will have an impact on 
property values in these types of tourist areas.

Most Northern Territory property markets were 
at a low ebb even prior to the impact of the 
Coronavirus.Having so far been sheltered from the 
worst of the health issues relating to the virus, we 
do not anticipate that the fallout will be as severe 
as it might be in other parts of Australia that have 
enjoyed strong market conditions over the past 
three years. 

Northern Territory

Generally speaking, properties such as neighbourhood shopping 
centres have continued to trade fairly unabated over the past few 
months, excepting outdoor markets. 
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Canberra
It will come as no shock that in broad terms, the 
retail sector has been very subdued across the 
Canberra and wider ACT markets recently due 
to social distancing restrictions implemented 
during the COVID-19 pandemic.These restrictions 
have seen some retailers temporarily or even 
permanently close or operate with reduced 
business hours, all the while adhering to the 
required social distancing requirements.The impact 
of the Coronavirus has caused,many tenants to 
seek to renegotiate sub-leases, ultimately seeking 
rental relief for which there is now a mandatory 
Code of Conduct in place.

Surprisingly, retail monthly trade turnover in the 
ACT increased by 9.5 per cent in March 2020, 
the third highest rate of growth of all states and 
territories.This result was mainly driven by an 
increase in food retailing (primarily supermarket 
spending) and household goods (ordered online).
These increases were offset by decreases in 
spending of 22.9 per cent in cafes, restaurants and 
takeaway food services, 21.9 per cent in clothing, 
footwear and personal accessories and 9.5 per 
cent in department stores (source: ABS, Retail 
Trade, March 2020).The statistics for April are not 
yet published, however the seasonally adjusted 
retail trade fell 17.9 per cent from March 2020 to 

April 2020 nationwide. It will not be surprising to 
see a significant drop in retail trade turnover for 
April and May in the ACT as well. 

On the ground, the supply of ground floor retail 
and commercial space has been increasing 
throughout the territory with a number of mixed-
use developments completing.For example, two of 
three stages of the Republic Geocon development 
in Belconnen are near completion, which will 
add a further 6,300 square metres of retail and 
commercial space when finished.

Overall in the short term we expect to see subdued 
tenant demand, rental discounting and significant 
incentives being offered to prospective tenants.
Any retail asset not underpinned by a strong 
tenancy profile will struggle to sell unless the price 
is discounted and yield is adjusted to reflect the 
current market risks. 

Australian Capital Territory 

Overall in the short term we expect to see subdued tenant 
demand, rental discounting and significant incentives being 
offered to prospective tenants.
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Overview
In locations across the nation, the downtime 
delivered by isolation has spurned on owners 
looking to improve their assets through 
maintenance and upgrade. Similarly, anyone with 
the financial means who’s keen on more substantial 
renovation will find willing trades and suppliers 
hoping to quote.

This month’s submissions highlight where 
renovations are on the rise and the price points and 
outcomes those markets can expect.

 Sydney
Firstly, a short COVID update.
Since last month’s edition, we have seen the 
number of daily new cases of COVID-19 in New 
South Wales remain low.We have also seen the 
first stage of the easing of restrictions and also 
the lifting of restrictions on live auctions and 
open homes.This has at least made the process 
of selling more straightforward and has seen an 
instant bounce to auction clearance rates, back 
up above 70% for Sydney, mainly as a result of 

the number of auction withdrawals returning to 
more normal levels.

 The last month has still seen prices remain fairly 
stable overall, however as discussed previously, 
there are some localities and price points seeing 
some discounting.This is mainly due to the number 
of new listings remaining subdued, meaning 
that supply and demand are staying relatively in 
balance.The concern is what will happen later in 
the year when government stimulus and mortgage 
pauses end.There potentially could be a significant 
increase in new listings, some under distressed 
circumstances, which could have a large impact on 
prices heading into 2021.

New South Wales
In the rental market we have continued to see an 
increase in vacancy rates and a fall in asking rents. 
Houses, somewhat surprisingly, have experienced 
a quicker fall than units over the past two months. 
With restrictions around travel within the state and 
within Australia likely to be eased in the coming 
weeks and months, short-term holiday rentals 
that have been transferred to the long-term rental 
market may start to transfer back to the holiday 
market, easing vacancy rates. 

Now, onto our renovation conversation
Renovation is a popular option in many parts of 
Sydney, particularly in inner Sydney and harbour 
side locations where extension and renovation of 

 Source: CoreLogic  Source: CoreLogic  Source: CoreLogic 
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renovations are not overcapitalising is by focusing 
on what the local market desires most, researching 
recent sales of similar properties (on completion of 
the renovations) and then ensuring the cost to do 
the chosen works does not blow out your budget or 
exceed the market value of the finished product.

A recent example of a blank canvas property in 
Glebe, which sold for $1.86 million at an online 

continued demand and long queues at Bunnings 
Warehouse over recent weekends.Even larger 
renovation projects have continued to be evident as 
owner-occupiers look to improve the value of their 
properties and engage builders and tradesmen at 
potentially reduced costs, at least in comparison 
to recent years.A slowing construction sector, low 
interest rates and lack of supply in many locations 
and sectors are likely to encourage renovation 
projects in the near future. 

Investment properties such as older style home 
units are also likely to see continued renovations as 
potential tenants are provided with greater choice 
at reduced asking rents.It will be imperative that 
investment properties are presented in the best 
possible condition, otherwise tenants will quickly 
choose a competing property in superior condition 
or alternatively demand a discounted rental price 
for any sub-par properties.

When renovating it is essential to understand the 
main goals for doing so, whether that be to sell, 
rent, or purely to renovate to personal taste to live 
in long term regardless of how this appeals to the 
local market.A few significant aspects to consider 
when deciding to renovate are in relation to possible 
heritage restrictions, planning limitations, site 
access and the scope of works being carried out.

We hear of many renovation success stories, 
however a significant part of this requires 
understanding the intended personal objectives 
of renovating a property and if renovating with 
the aim of selling for a profit, then timing of the 
market cycle (which can involve some level of luck) 
is important.Some other techniques to ensure 

an existing home is a more viable option than a 
knock-down and rebuild. 

These areas often have heritage and other 
planning restrictions that make it difficult to get 
approval to do a complete rebuild.In addition, it is 
also desirable to maintain the period features of 
older dwellings whilst upgrading the fit out and 
increasing the floor space.

In the middle and outer rings, there is more of an 
appetite for knock-down and rebuild, increasingly 
for duplex and small townhouse style developments 
to take advantage of larger land parcels.Granny 
flat builds continue to be a popular option in these 
areas too, either for extended families or for those 
looking to obtain some additional rental income.
This doesn’t mean that renovations aren’t an 
option here, as owners look to enhance their homes 
by something as minor as a fresh paint or some 
additional landscaping, through to a full blown 
second floor addition and full renovation.

Inner Sydney
It is not uncommon to see residential properties 
undergoing renovations throughout the inner 
suburbs of Sydney.Narrow laneways with skip bins 
and trucks parked on the kerb is an all too familiar 
sight for many older heritage style localities in 
suburbs such as Glebe, Surry Hills and Darlinghurst.
This trend has been evident for many years now 
and we expect it to continue into the future, even 
within this current COVID-19 pandemic. 

One of the reasons we anticipate minor 
renovations to be evident in the short term is due 
to people being locked-up at home and looking 
for constructive projects to complete around the 
house which will serve many purposes such as 
increasing the presentation of their homes and also 
providing much needed stimulation throughout this 
lockdown period.This could partially explain the 

This could partially explain the continued demand and long  
queues at Bunnings Warehouse over recent weekends.

47 Wigram Road, Glebe Source: realestate.com.au 

47 Wigram Road, Glebe Source: realestate.com.au 
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Another example at 9 Jane Street in Randwick 
saw a detached, single level cottage sell originally 
for $2.1 million in June 2019, then undergo a full 
renovation, before selling again in April for an 
undisclosed price above $3 million.

Both of these examples also benefited from an 
improving market between purchasing and selling. 
This is an important consideration for anyone 
looking to flip, as in a falling market it may be 
difficult to cover your total costs after completing 
the renovation. 

Northern Beaches
The Northern Beaches area is heavily owner-
occupier driven and most renovations occur for 
this purpose, whether that be for first-home buyers 
looking to add value or families looking to upsize 
but remain in their existing homes. 

Freshwater is one of the most active suburbs for 
home renovations at the moment.The suburb 
has one of the highest number of outstanding 
development applications in the Northern 
Beaches Council with around 30, particularly high 
considering the size of the suburb.

Entry level into the Freshwater market for housing 
is typically $1.5 million to $2 million, depending 
on the position in the suburb, land characteristics 
and accommodation size.Generally speaking, 
construction works typically return their cost and 
often a profit.It is prudent to analyse sales in the 
local area of finished, renovated homes if creating 
equity is a major factor in your decision to renovate.
The sales will assist in determining what the market 
is willing to pay for certain products, help set a 
construction budget and provide design ideas and 
concepts that the local market is receptive to.

A recent example of this is 70 Soldiers Avenue, 
Freshwater which sold for $2.725 million on 9 

compared to 2019, with owners looking to sell 
rather than stay and renovate, but may also 
indicate that some owners may be placing larger 
renovation projects on hold under the current 
COVID-19 environment.

A good example of uplift in value from 
renovating in the eastern suburbs is a property 
at the southern end of the region in Chifley.
The original two storey, semi-detached, four-
bedroom, two-bathroom dwelling situated on a 
thoroughfare opposite Long Bay Correctional 
Facility, sold in September 2018 for $1.15 million.
After a full renovation, the property resold 
in November 2019 for $1.9 million, more than 
covering the cost of the renovation.

1323 Anzac Parade, Chifley BEFORE Source: CoreLogic 

1323 Anzac Parade, Chifley AFTER Source: CoreLogic 

auction on 4 April, almost $200,000 above reserve, 
indicates that there is still demand for this type of 
original property that requires a full renovation. 

Eastern Suburbs
The majority of development applications in 
the eastern suburbs relate to renovations and 
extensions.Renovations are generally made 
by owner-occupiers looking to enhance their 
current home to meet their changing needs 
and include examples such as renovations of 
terraces in Paddington and Woollahra, to second 
storey additions to semi-detached homes in 
Maroubra and Randwick, to huge extensions and 
renovations to large prestige homes in Vaucluse 
and Bellevue Hill.

While we do see full renovations of units and 
townhouses in the eastern suburbs, it is more 
often the case that a part renovation is undertaken 
to get an uplift in rent for investors, or an uplift 
in price for owners looking to sell after the 
renovation.These renovations often focus on the 
works that will give you more bang for their buck 
such as a new kitchen, bathroom renovation or new 
floor coverings. 

Given the local government areas of Woollahra, 
Waverley and Randwick have a significant 
proportion of development applications relating to 
renovations and extensions, we took a look at the 
number of new development applications lodged so 
far this year and how that compared to last year. 

In the period to the middle of May this year, 
Woollahra LGA saw 150 new development 
applications lodged.This was slightly down on 
the 170 lodged over the same period last year.
Waverley had 150 in both years, while Randwick 
dropped from 270 last year to 215 this year.
These numbers may reflect the stronger property 
market conditions in the first quarter of 2020 
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condition throughout.After some small extension 
work, floor plan re-configuration and a full internal 
renovation, the property re-sold in March this 
year for $6.1 million.Of course there has been 
some market growth over this period too, but it is 
still a good example of the added value of quality 
renovation works.Situated on a good sized block 
with a highly desirable north-to-rear aspect and 
located in a well-regarded street, this was always 
going to see a substantial increase in value.

Western Sydney
If the queues at Bunnings are anything to go by, 
home renovation seems to be on the rise in western 
Sydney.Niggling jobs that have been put on the 
backburner are now being addressed, be it patching 
a hole in the wall, reconfiguring the rear garden or 
even a second storey extension.

Western Sydney is a diverse area for real estate and 
this allows residents a larger choice in property. 
Families who have outgrown their existing property 
have a number of options such as upgrading to a 
new property in the growth areas or buy an existing 
dwelling and renovate. 

The north-west and south-west growth precincts 
have seen substantial development of new 
dwellings on smaller allotments over the past five 
years, with many buyers upgrading to these ready-
made new products rather than undergoing an 
extensive renovation on their current dwelling.

Given the lower price points in western Sydney 
compared to eastern Sydney, it is vital to analyse 
the current renovated sales to ensure you are 

provide the added value of the completed work 
at a minimum.Of course there is always the odd 
property where over-capitilisation has occurred, 
but it is hard to go wrong in this sector of the 
market if owners follow the basic renovation rules. 

An example of a recent purchase and renovation 
job re-sold in March this year for a substantially 
higher price.The period property in Killara sold 
in May 2015 for $2.75 million and was in dated 

April 2020.This circa 1960s, four-bedroom, three-
bathroom property recently underwent a full 
renovation and is a good benchmark for owners 
looking to renovate their existing homes in the 
suburb.

70 Soldiers Avenue, Freshwater Source: CoreLogic 

Prestige/Upper North Shore
The prestige market on the Upper North Shore 
is seeing plenty of renovation activity, although 
this is not uncommon for this area of course.It 
can traditionally be very hard to find a property 
that ticks all of your boxes at this higher end 
of the market, so usually buyers or owners are 
willing to renovate as needed and are more 
likely to have the funds to do so.This has become 
even more pronounced with the dramatic drop 
in the amount of stock coming onto the market 
during this COVID-19 period.Home-owners who 
were looking to potentially upgrade prior to 
March this year may now be nervous due to the 
current uncertainty in the market and decide 
to renovate instead.These same owners may 
now have slightly more time on their hands too, 
allowing them to investigate the renovation and 
associated DA process.

Renovations on the Upper North Shore, assuming 
undertaken to a quality standard, traditionally 

The period property in Killara sold in May 2015 for $2.75 million 
and was in dated condition throughout. The property re-sold in 
March this year for $6.1 million. 

A Killara property BEFORE Source: CoreLogic 

A Killara property AFTER Source: CoreLogic 
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low interest rates are 
unlikely to rise quickly 
due to a willingness by 
government and lenders 
alike to encourage the 
country to get going 
again…and this could 
be a scenario for some 
time yet.If a potential 
property investor, first 
home buyer or upgrader 
has all the boxes ticked 
for the lender, today 
could be a very good 
time to buy.

Rental accommodation 
queries remain relatively strong.

With interest rates now at record low levels, there 
are a number of opportunities some may not have 
considered outside of the desire to buy a new build.
Renovation could potentially feature in the minds of 
investors, developers, first home buyers and even 
upgraders.Borrow a few dollars to put some new 
life back into the tired and dated home.

Cost is naturally going to be a key ingredient in 
the decision making as well as the end value of the 
final product.

The option to do this in the Lismore region is to 
find an established, three-bedroom, two-bathroom 
dwelling within the $300,000 to $400,000 price 
bracket.For, Casino and Kyogle, a similar real estate 
product would be in the region of $250,000 to 
$350,000.

There is no particular area of Lismore, Casino or 
Kyogle that has the upper hand on renovation 
activity…. diamonds in the rough can be found 
anywhere if you look hard enough.

for $520,000 in February 2020 through Raine & 
Horne Penrith.

Regarding the cost to renovate, it seems that 
engaging a skilled tradesperson to complete 
some work is not a cheap exercise.One has only 
to look at the number of shiny, dual cab utes on 
development sites to see that skilled tradespeople 
are in hot demand, mostly thanks to the amount of 
infrastructure and construction within the Sydney 
metropolitan area.

In Prestons, the difference between a renovated 
and unrenovated entry level home is demonstrated 
by the results of two sales this year.18 Cedar Road, 
an unrenovated property, sold for $676,000 in 
January, while 32 Grevillea Crescent, with a basic 
internal renovation, mainly to the kitchen and 
bathroom, sold for $740,000 at the end of March.
Whilst not a large uplift, it would easily cover the 
cost of completing the renovation works.

Lismore/Casino/Kyogle
Following the COVID-19 restrictions in place from 
early March 2020, the question frequently asked 
is “How will the property market react during and 
after COVID-19?”Nothing much has changed since 
our foray into this loaded question last month, 
apart from the fact that at least some restrictions 
are slowly being lifted.

It is true that discussions with local real estate 
agents in the Lismore, Richmond Valley and Kyogle 
areas have indicated that general sales activity 
and enquiry have remained quiet….however, there 
does not seem to be any sense of a catastrophic 
drop in prices expected.Providing locals are able to 
get back to work or retain employment and regain 
some sense of normality, a few brave souls have 
hinted at a launching pad for the local property 
market to rise!Think about it; the unprecedented 

not overcapitalising.This is particularly important 
for investors as it is dead money that could have 
been used elsewhere.Owner-occupiers may not 
be as concerned as over time these costs will be 
absorbed as the market improves.

For years, investors have been actively buying 
older run down properties in western Sydney and 
updating the dwellings to not only add value but 
increase rental return.The addition of a well-placed 
granny flat in the rear yard further increases the 
yield for the investor.

An example where this has worked is in Whalan in 
the Blacktown LGA. This three-bedroom, one-
bathroom dwelling sold for $366,000 in February 
2019 and after undergoing a full renovation, sold 

A Whalan property’s bathroom before Source: CoreLogic 

A Whalan property’s bathroom after Source: CoreLogic 

Three-bed dwelling
Lismore

$300,000 - 
$400,000

Three-bed dwelling
Casino/Kyogle
$250,000 - 
$350,000
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pre-COVID-19.Exact property addresses are not 
given to protect the vendor’s and buyer’s privacy, 
however these are confirmed sales unless stated 
otherwise.

1. Acreage property, Binna Burra.Listed in 
February 2020 for $1.35 million.Sold in April 
2020 for $1.2 million, an 11.1 per cent difference 
between list price and sale price.

2. Acreage Property, Nashua.Listed in February 
2020 with a price guide of $1.29 million to $1.41 
million.Sold in April 2020 for $1.08 million, a 
difference between price guide and sale price of 
16.3 to 23.4 per cent.

3. Duplex unit, Byron Bay (under contract).
Listed in February 2020 with a price guide of 
$1.1 million to $1.2 million.Price guide adjusted 
in April 2020 to $995,000 to $1.065 million 
and is now under contract for $1.02 million, a 
difference between February price guide and 
sale price of 7.2 to ten per cent.

Buyers and sellers should not be alarmed by these 
examples, but they should be alert to the fact that 
some properties are selling at prices well below 
the seller’s expectations.In the current market, 
sellers should be keeping right up to date on what 
is happening in their locations and be prepared to 
listen to the market rather than their hearts.Buyers 
too, need to do their research, as there appears to 
be the opportunity to purchase at the lower end of 
some sellers’ price expectations. 

The bottom line is that there appears to be 
increased volatility across the market and at the 
moment, residential property can be expected to 

debt around the neck.

There are land and house packages available today 
which are competitively priced but are still above 
the expected price for an established dwelling 
of average to moderate appeal.Besides, the 
established house does provide the opportunity 
for the owner to put their stamp of identity on 
the renovation project whereas a house and land 
package is simply that - what you see is what you 
get and any subtle changes to the design could 
bring on a wallet attack.

Byron
One month on and what was a blurry view of the 
post-COVID-19 property market is slowly coming 
into sharper focus, however with updates on 
travel restrictions, infection rates and government 
assistance packages coming at us thick and fast, 
the situation could be best described as fluid.

A month ago, we were staring down the barrel of 
a lock down into September.The latest, good news 
is that intrastate travel in New South Wales will 
now be allowed from the start of July.This will be 
a welcome relief for the cash strapped tourism 
sector in Byron Bay and the surrounding shire.
Whilst the lucrative overseas market and interstate 
market is still out of reach, any visitor numbers are 
better than no visitor numbers for now.That is the 
good news.There is, however, mounting evidence 
that residential sale prices in the shire may have 
softened since the start of the COVID-19 pandemic.

The following three examples show that some 
sellers have had to accept lower sale prices 
post-COVID-19 after listing their properties 

Renovating an established dwelling rather than 
commencing a new build can achieve a lot….if 
done properly.A budget of less than $100,000 
could provide an updated kitchen, bathroom, 
ensuite, general interior and exterior painting 
and floor coverings.Provided the renovation work 
emphasises the positive features that are already 
there OR introduces new features that the market 
place desires (do your homework for the areas you 
wish to invest or live in as each locality is different), 
then the cost to added value ratio could yield some 
reasonable capital gain….and nicer digs to reside in!

However, the trick is not to over capitalise.

A good option is to seek out those large homes with 
only two bedrooms and a large living space.Cut 
the living room to provide a third bedroom and the 
rental would naturally improve to reflect that of a 
three-bedroom home.

Older style, turn of the century homes are quite 
popular for those with an interest in timber and the 
old world appeal.One good example is a property 
in Cathcart Street, Girards Hill, out of the flood 
area and an easy walk into the CBD.The property 
is a beautiful, circa 1880s timber home with 
expansive verandahs and fully renovated interior 
that maintains the heritage character set amongst 
well established landscaping, trees and mature 
gardens.It sold for $880,000 in mid 2019, the 
price being a record for the suburb of Girards Hill 
in recent years.However, the cost to renovate and 
maintain such prized, older-style, weatherboard 
homes needs to be strictly monitored as one could 
easily get carried away.

In summary, from a conservative perspective, 
the purchase of an established house with 
opportunities to renovate would be a more viable 
option and purposeful stepping stone to something 
newer in the future without the millstone of large 

The following three examples show that some sellers have had  
to accept lower sale prices post-COVID-19. 
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Saying that, bank interest rates are still low and 
the area is seen as a long term growth area due to 
the new highway under construction and new jail.
Renovations are likely still viewed positively by the 
market, particularly to out of town buyers from 
capital cities due to their more secure employment 
and income.Renovation work in Grafton and 
Maclean on older style dwellings around $250,000 
to $300,000 are not uncommon and some added 
value is expected to be rewarded by the market, 
although there are likely some Heritage issues 
to contend with in these areas.In the future, 
renovation work may likely be reduced due to 
the uncertainty around employment, expendable 
income and secure tenants.

Coffs Harbour
One month on from the start of the COVID-19 
restrictions and we are seeing some light at the 
end of what may prove to be a long tunnel.The 
market surprisingly has not come to an abrupt 
halt; more so, it has taken a cautious approach.
We have experienced a distinct lack of supply of 
properties for sale with the property section of 
the local weekend paper becoming significantly 
smaller, although demand has not appeared to 
have dropped with supply.This has caused values to 
remain relatively firm with some noticeable good 
prices being achieved in areas where supply is 
down.The rental market also appears to have held 
up relatively well; although some holiday rentals 
have switched to permanent, there is no dramatic 
oversupply and no sign that rental values are 
falling.

Given there are no active cases within the area 

you still have to factor in increased mortgage 
payments, management fees, vacancies, insurance 
premiums, etc., this represents a gross return of 
11% on your investment.

So, who wants to build a bungalow in Balgalow?

 Clarence Valley
Feedback from the market is that sales volumes 
are down, enquiry is down and holiday rental 
demand is down.Agents are reporting that some 
have taken their listed properties off the market, 
previously listed holiday properties are being 
leased out permanently, adding more supply and 
reducing rents.Agents are noting though that they 
are seeing less volume, there are more quality 
enquiries for sales properties.Value levels seem to 
have remained relatively stable until now.

Prior to the Coronavirus, renovation was quite 
strong in the area due to the market rewarding 
updated, well-presented properties.Renovation 
works are expected to be less common due to the 
Coronavirus.Renovations may occur in the main 
parent home as children lose their jobs and want 
to return home under the safety of greater equity 
held by their parents in these uncertain times which 
have negatively impacted employment.Due to the 
current uncertainty, those with financial resources 
are more likely able to renovate however working 
people with a mortgage may decide to defer 
spending money on renovation due to uncertainty 
about employment and secure income.

Investors likely are holding off renovating until 
such time as employment and tenants are in a 
stronger position to support payments of rent.

sell within a wider than usual price range.

Buying a property at the lower end of the price 
range increases the opportunity to renovate 
for profit.Renovating for profit is, however, 
traditionally fraught with danger due to cost 
overruns, over capitalising and market movement.
It is best left to experienced renovators; novices 
need to tread carefully.The Byron Shire is 
largely established with only a small number 
of residential estates offering new builds in 
the hinterland localities of Mullumbimby and 
Bangalow. There are many older units and houses 
in beachfront towns and hinterland localities 
that could be described as ripe for renovation.
Well-renovated character homes (timber houses 
from 1900 to the 1960s) are particularly desired 
in the market and could be targeted by a buyer 
renovating for profit. 

One of the more fashionable and profitable 
ways for owner-occupiers to add value to their 
properties in recent years has been the addition 
of a second dwelling or studio to their land.
The construction of a council-approved, self-
contained bungalow or studio in a backyard 
has given many Byron Shire residents a steady 
income stream or somewhere for the extended 
family to live.Notwithstanding the current over 
supply of rental properties brought about by 
COVID-19 (see last month’s Month in Review 
comments), there has been a shortage of 
properties to rent in the Byron Shire over the 
past few years and many homeowners and 
investors have sought to capitalise on this with a 
bungalow or studio addition. 

Typically, a small two-bedroom studio or bungalow 
will cost around $175,000 to build, all in.It will rent 
(depending on location) for approximately $375 
per week or $19,500 per annum, gross rent.While 

We have seen many DIY home improvements over recent weeks 
thanks to COVID-19.
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$1.04 million (a record street price).This is a fully 
renovated 1970s rendered brick home with four 
bedrooms, two bathrooms and double garage set 
on 663 square metres.

88 Circular Avenue Source: realesatte.com.au 

 This property sold at auction with high demand 
and a price achieved above expectations, however 
when you compare it to 77 Circular Avenue, it 
represents good buying. To achieve the same 
product on 77 Circular Avenue (notwithstanding 
a slightly larger lot size), the cost to renovate and 
extend the modest 1970 three-bedroom home 
to a four-bedroom, two-bathroom home would 
be in excess of $350,000 which would result in a 
total cost of $1.05 million plus the time and effort 
undertaken to achieve this.In this case, it makes 
sense to buy the already completed property.

The main rule to renovations is to understand the 
added value of the cost of renovations and not to 
overcapitalise for the locality.This is easier said 
than done and all depends on the underlying land 
value and the purpose and scope of the works, plus 
factor in whether it’s as a homeowner or investor.
The homeowner who has decided that their current 
place of residence is their forever home can afford 
to over capitalise to achieve the lifestyle benefits 
they desire within their budget.However the 

coverings and painting would start at $50,000 
and up depending on the quality of fit-out.If we 
then start adding internal remodelling of floor 
plan, additional outdoor living, extensions etc, we 
are now talking $100,000 plus with major rebuilds 
often being in excess of $300,000 and if talking 
prestige homes $700,000 plus may not be out of 
the question.

Examples of an area where renovation works are 
becoming part of the norm is the popular beachside 
suburb of Sawtell, dollar for dollar one of the most 
expensive areas in Coffs Harbour.To compare, 
we have examined some recent sales in Circular 
Avenue, a well-positioned street within walking 
distance of the main village precinct.

77 Circular Avenue is a very modest original 1970 
brick home with three bedrooms, one bathroom 
and single garage set on 531 square metres.It sold 
for $700,000 in January 2020 which represents 
predominantly land value.

 

77 Circular Avenue Source: realesatte.com.au 

In February 2020, 88 Circular Avenue sold for 

and restrictions are slowly being lifted, the general 
feel is of positivity with the expectation that once 
domestic travel is given the green light, the Coffs 
Coast will be seen as a very attractive place to 
come for a holiday, giving the local economy a 
much needed shot in the arm.

To renovate or not to renovate is an age old 
question.We have seen in recent years the modern 
generation’s appetite for new homes with a 
significant push towards new estates and building 
the dream.As land is becoming scarce within the 
region (with a lack of new estates coming onto the 
market), we are definitely seeing a move towards 
renovations and extensions, especially within 
well-established suburbs where vacant land is 
no longer available.Typically, these are the more 
sought after locations close to the beach and 
town, however renovation activity is not isolated 
to one specific location.We have seen many DIY 
home improvements over recent weeks thanks 
to COVID-19, however these are more your catch 
up on general maintenance items rather than full 
blown renovations. 

We have seen building costs increase significantly 
over the past four years as increased demand for 
construction of new products and renovations 
has seen builders and trades stretched thin within 
the region.People’s expectations of the cost of 
renovations or extensions are often well under-
cooked and depending on the degree of house 
improvement proposed, we are regularly seeing 
renovation costs in excess of the cost to demolish 
and rebuild a new home.An average renovation 
cost for a four-bedroom, two-bathroom home 
to upgrade the kitchen and bathrooms, floor 

The main rule to renovations is to understand the added value of 
the cost of renovations and not to overcapitalise for the locality.
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In COVID-19 times an alternative to buying and 
selling your property is the trusty renovation.
There were rumours going about that Bunnings 
was running out of its paint supply simply in 
anticipation of lockdown, the assumption being 
that plenty of people would have a lot of spare 
time on their hands and renovation would come to 
the fore.In reality, that spare time seems to have 
morphed into TikTok videos and accessorising 
bookshelves to appear in Zoom meetings.No 
Zoom meeting is complete without a cerebral 
biography or two by someone inspirational or 
Russell Brand.If you have been skillful enough 
to write a book, you should also heavily consider 
having it over your left shoulder, cover out.We’re 
looking at you, Malcolm Turnbull.

Renovation in times of uncertainty is often the 
popular option to flipping property.The financial 
cost to buy and sell a property can be quite 
expensive and if we keep in mind what was 
discussed in the first few paragraphs, choice in the 
marketplace is limited at present.You may not find 
what you are looking for in a ready-made package 
or the cost may be prohibitive.Presumably your 
current property had enough features about it that 
made you invest and move in.Sometimes it makes 
financial sense to improve what you currently have 
without suffering the significant transactional costs 
of buying and selling.

Given the uncertainty in the marketplace at 
present and the underlying macro-economic 
conditions, we would expect to see minor 
renovations continuing.We are aware of larger 

Newcastle
With COVID-19 ruling our past, present and future, 
it’s becoming increasingly evident at the time of 
writing that we simply don’t know what is going 
to happen to the property market.We are at 
that uncomfortable point in the cycle where we 
have to rely too much on gut-feel and anecdotal 
evidence, hardly the best basis for making rock 
solid decisions.Until we get to a stage where we 
have more transactions completed entirely in a 
post-COVID-19 world, anecdote is the best we can 
hope for.

Feedback from agents in and around the Hunter 
Valley has largely been the same as pre-COVID-
19-a lack of stock for sale.Agents have had 
their movements severely curtailed over the 
past several months and a lack of face to face 
encounters has resulted in a noted lack of listing 
activity.It appears as though potential vendors 
have decided to wait out the lockdown before 
deciding to list.Whether this is because other 
events have taken over their focus or they 
have surmised that current restrictions are not 
conducive to a favourable sale is unknown.Given 
that interest rates are still low, the government 
has put in place significant stimulus packages 
and there is a lack of stock presently on the 
market, it’s not inconceivable to expect the 
market to remain relatively stable in the short 
term.Required elements are in place for this, but 
as always the market can change overnight with 
every news update.A surge in second wave cases 
could change everything.

investor should be shrewder and consider factors 
such as cost versus added value and only renovate 
areas that are required or value add by increasing 
rental return.This could be in the form of secondary 
accommodation (granny flat) or reconfiguring the 
current space to provide additional bedrooms.

One point should be made when undertaking 
remodelling or conversions within the dwelling 
is to seek council approval before you start 
the project.One of the misconceptions with 
owners is that council approval is not required 
for conversions or reconfiguring internal walls 
so long as you stay within the current building 
footprint (that is no extensions or additions).
This is incorrect; any moving of a wall or 
conversion of a garage etc has to be approved 
by council.If you undertake any improvements 
of this nature without approval, for all practical 
purposes, no one knows so who cares?However, 
the ramifications come when you wish to sell 
the property or need a valuation for mortgage 
security purposes; any works undertaken 
without approval will not achieve the full value.
Even more so if you have converted the home 
into dual accommodation and rent separately 
for investment purposes or live on one side and 
receive rent in the other.This extra income will not 
be included in a valuation for mortgage security 
purposes as it is not council approved.This is 
critical when you require the extra rental to be 
included in your loan application to prove you 
can service the repayments, not to mention the 
insurance implications if an accident occurs.It is 
difficult to say what people should or shouldn’t do 
when it comes to renovation.

Our best advice is to seek the experience of your 
local Herron Todd White valuer to navigate and 
guide you through the market in your local area. 

In reality, that spare time seems to have morphed into  
TikTok videos and accessorising bookshelves to appear in  
Zoom meetings.
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Full renovations or knock down and rebuilds are 
appearing in popular suburbs in the north or 
around the CBD which typically have older stock 
built during the migration boom of the 1960s. 
These areas are transitioning and it is common to 
drive down a street such as O’Brien Street in Bulli 
or Storey and Donald Street in Fairy Meadow and 
see a real mix of new, modern homes next door to 
older original houses.

The key to completing renovations of any scale 
during the current period is to find a builder who 
has proven experience and also availability.Most 
builders have been reporting a decent pipeline 
of work with new quotes still being prepared.
Recent economic issues seemingly have not put a 
dampener on renovation dreams. 

Southern Highlands
Covid 19 Update 
Another month into COVID-19 restrictions and 
how is the local real estate market faring?Well as 
mentioned last month, rental enquires as well as 
sales have been strong according to many local 
agents.Most agents are reporting that the private 
inspection only approach to viewings is working 
very well for agents and prospective purchasers, as 
it allows for both parties to feel a bit more relaxed 
rather than experience the typical madness of an 
open home.

Overall we are seeing consistently good sale 
prices across the board, particularly within the 
rural residential space.The standard sub-million 
residential markets are still moving, just at a much 
slower pace.This is possibly due to purchasers 
in this price range being the most likely to be 

property.Reasons for renovating can be wide 
ranging.Flippers look to purchase an older, run 
down property, complete a full renovation and 
on sell the property, hopefully at a profit.They 
have experience with a trade themselves and 
have other local contacts they can call on to get 
the renovation completed as quickly as possible.
Time is important as 
the longer they take to 
renovate the property, 
the longer they have 
to pay holding costs, 
therefore most flippers 
will not undertake any 
renovations that require 
DA approval, such as 
an extension.A quick 
internal and external 
facelift and the property 
goes back on the 
market.

Owner occupiers 
tend to renovate their 
properties at varying 
stages of their ownership of the property.First 
home buyers may not have a lot of spare cash to 
make too many updates initially but as the years 
go by they will look to spend their savings on 
renovations projects.Most upgraders tend to look 
to purchase a family home where all the work is 
already done.It might be a new house or one that 
has been recently renovated.Alternatively there 
are a few who will look to complete the renovation 
themselves and can therefore fit their own specific 
requirements into the project.

more significant renovations that would have 
occurred previously, being placed on hold 
in the short term.This is in part due to many 
homeowners facing different economic pressures 
than they did pre-COVID-19.Many people have 
seen their salaries either reduced or deferred 
while the present crisis works its way through 
the system.Some will have found that their jobs 
and therefore income are suspended whilst 
businesses are closed.Many have lost employment 
and are in no position to do large-scale works to 
properties.It may be that with reduced demand, 
building contracts and contractor’s quotes can be 
reworked within the new market climate due to a 
shortage of work.

Illawarra
COVID monthly update
The month of May progressed steadily for the 
residential property market in the Illawarra.Sale 
prices appear to be holding with no obvious signs 
of any discounting happening.

Notable sales include a $3.1 million sale in Surfers 
Parade, Thirroul and a duplex in Toxteth Avenue, 
Austinmer that sold for $2.35 million.

The number of transactions has decreased slightly 
with realestate.com.au recording 88 residential 
sales in the Wollongong LGA in the first 20 days of 
the month (4.4 sales per day). This is in comparison 
to 102 sales in the first 20 days of April (5.1 sales 
per day).For a point of reference, RP Data recorded 
585 sales for the two month period of April and 
May 2019 (9.6 sales per day).

Open homes have recommenced and local agents 
are reporting that while there is less activity, it has 
not disappeared completely and all levels of the 
market have purchasers ready to complete sales.

Home renovations are a big part of owning a 

Recent economic issues seemingly have not put a dampener  
on renovation dreams. 

Average sales per  
day in Wollongong

First 20 days May 2020

4.4
First 20 days April 2020

5.1
April and May 2019

9.6



R
E

S
ID

EN
TI

A
L

Month in Review
June 2020

40

Overall the renovation market in our area is quite 
targeted, due to property owners’ mobility in the 
market created by our housing affordability.The risk 
of over-capitalising property is real if the price point 
and location are not spot on.The house flippers are 
mostly purchasers with skill sets to renovate on 
a budget and this has been very evident in North 
Albury reaching further north now to Lavington 
and also parts of south Albury.The other active 
market segment for renovations are high end 
additions and renovations of character dwellings 
in central, small pockets of North Albury and all 
of old East Albury.With only a select few master 
builders available, waiting times for these projects 
can be expected, up to two years for some builders, 
so substantial planning and patience is required in 
these good locations.

Renovation is not for the faint-hearted and the 
decision to renovate may sit below upgrading to a 
newer home, moving to a better location, building 
from scratch or demolishing and rebuilding. The 
rewards are there for the very astute home owner 
or investor, however regional cities do not enjoy the 
same capital growth as the metropolitan property 
markets, so often a smart update rather than a full 
renovation can assist owners to enjoy some uplift 
to take the next property step or secure a better 
tenancy.

On inspection, we often hear the lamentation that 
home improvement takes money and time and 
striking that balance can be challenging. Hopefully 
over the past couple of months property owners 
have had the time and been able to save some 
money by taking on projects themselves or calling 
in the professionals.

but remember you get what you pay for and as 
always the importance of seeing a tradesperson’s 
work before hiring them based on price is as 
important as ever.

Going forward we believe it’s likely that the 
renovation market will retain the trend of seeing 
good quality renovation achieving the price point 
it deserves.

Albury-Wodonga
The property market in Albury-Wodonga and 
surrounding region on both sides of the border 
appears to be holding quite well.The cases of 
COVID-19 have been very, very low and the 
community has been adhering to all pandemic 
measures.Most agents are reporting a hold and 
wait type behaviour across the board, which 
resulted in significantly reduced sales activity for 
April and May, with an uptick in this third week 
of May as restrictions ease and the reopening of 
schools is now approaching for both New South 
Wales and Victoria. With the number of final 
inspections on new homes and construction reports 
on proposed new dwellings increasing, we will 
continue to observe and analyse the likely effects 
on the tourism industry and the investor market in 
our region.

If the carpark at Bunnings is any indication, home 
improvement has been front of mind for many 
with the expected result surely being property of 
all types receiving TLC, running second only to 
the amount of extra dog walking being witnessed 
across the country.Pre-pandemic vendors making 
the extra effort in property presentation were 
certainly reaping the rewards, so post-pandemic 
we might be set for a very good looking property 
offering in spring with gardens spruced, DIY updates 
of bathrooms and painting refreshes creating the 
longest lines at home improvement centres. 

impacted by the ongoing and uncharted economic 
waters in which we currently find ourselves.

Given the lockdown guidelines that have been in 
place over the past six weeks, many people have 
taken the opportunity to start those little jobs 
around the house they haven’t had time to begin….
or finish for quite a while.So are we seeing a rise in 
the amount of home renovation in the local area?

The short answer is that it appears to be fairly 
steady as far as major renovations such as 
kitchens, bathrooms, decks, etc however we 
are certainly noticing a rise in smaller cosmetic 
works including paint jobs, landscaping works and 
general tidying up.

As far as major renovations within the local 
economy, we haven’t seen the bottom to middle 
range of the market achieve outstanding capital 
gains from buying and renovating since the market 
peaked in mid 2017.We do note that as always we 
have seen good scope for capital gains on good 
quality homes in good suburbs and streets that are 
being renovated to an extremely high level of finish.
These properties tend to appeal to local or Sydney 
based downsizers looking for high quality product 
in blue ribbon locations on sub 1000 square metre 
blocks that are easier to manage than the larger 
traditional homes.We also notice a strong market 
for rural residential properties that have also been 
renovated to an excellent standard as well as the 
addition of good equine site improvements which 
appeals to the Sydney market looking for a hobby 
farm with good access to the city.

As affordability goes, we consistently hear the 
phrase Highlands tax from home owners and 
investors alike when talking about the cost of local 
tradespeople.Due to this, we are seeing owners 
bring trades in from Sydney or up from Goulburn in 
the hope of getting a more cost effective job done, 
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modern life.

Renovators can often expect to see healthy capital 
growth as a result of these renovations bringing 
these properties up to meet the expectations of 
potential purchasers for these areas.

There are a number of areas in the Inner North 
where ‘pop up’ rear extensions to existing heritage 
facades are becoming more commonplace as a 
means of meeting the requirements of heritage 
protections. We have seen numerous examples of 
these, where older homes with small and enclosed 
living areas have been opened up, increasing 
natural light and utilizing spaces in a more 
functional way.

In recent months as a result of the Coronavirus 
pandemic, we have noted that the occurrence of 
larger renovations and extensions has reduced, 
bucking the trend of the past several years where 
renovations have been commonplace, particularly 
as a result of gentrification in many areas and 
a large number of homes constructed in the 
1980’s becoming more obvious candidates for 
modernisation. Prime examples of this can be 
seen in Reservoir and Montmorency where homes 
with renovation potential can be purchased for 
between $700,000 and $850,000 and $800,000 
to$900,000 respectively. Once fully renovated, 
we are seeing homes in Reservoir achieve $1.1 

Melbourne
With the Australian economy continuing to suffer 
the effects of the coronavirus pandemic, the 
number of property transactions has decreased 
substantially in the last several weeks. In spite of 
this, there are still many examples of desirable 
properties that “tick all the boxes” still achieving 
healthy sale prices - in line with pre-pandemic 
conditions. Conversely, substandard properties with 
any issues appear to be remaining on the market 
for extended periods.

On a more positive note, we have recently seen 
restrictions on open for inspections and auctions 
loosened, which may assist in improving market 
sentiment and help alleviate the high number of 
listings expected to come through as we move 
towards spring.

This month we are looking at the topic of 
renovations, particularly in the context of the 
current economic downturn.

Inner and Outer North
Given that Inner North suburbs tend to comprise 
older dwellings, at least relative to the outer north, 
it is within these suburbs – including Coburg, 
Reservoir and out to Greensborough and Bundoora 
that we are most likely to see homes undergoing 
renovations.

Older homes, often held in families for many years 
and kept in their original state will often undergo 
impressive modifications and upgrades once sold 
to owner occupiers looking to make their homes 
larger, modern, comfortable and better suited to 

million to $1.3 million and Montmorency, $1.1 
million to $1.4 million.

Investors in the outer north suburbs, looking to 
attract tenants or sell are more likely to carry out 
more modest or cosmetic renovations for ‘easy 
wins’, partly as a result of homes in these areas 
being much younger, with layouts not differing too 
much from new homes being constructed today. 
Minor renovations in these areas will tend to be 
limited to painting, replacing floor coverings, and 
perhaps a new kitchen, bathroom or deck.

Moving forward, we expect that the prevalence 
of major renovations will continue to remain in 
parity with the economy and if this continues to 
deteriorate, then it is reasonable to expect that 
renovators will become less willing to spend big.

Inner & Outer South East

With many of us bound in our homes and adapting 
to the new ways of life, we have seen building 
applications have hit an all-time high in homes 
within Melbourne’s southeast. Many homeowners 
and investors are utilising this time to work on 
home improvements. With the Reserve Bank’s 
decision to cut rates down to a low of 0.25 per 
cent, this means it is cheaper than ever for 
homeowners and investors to borrow money to 
make improvements.

Victoria
The results usually speak for themselves, with increasing  
numbers of homes becoming more spacious, modern and 
customised to the owner’s lifestyle.
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construction industry completely. There are 
still many investors who are eager to build and 
develop even through this uncertain time. We are 
seeing basic renovations begin at prices around 
$150,000 to $200,000 and more substantial 
renovations priced around $400,000-$500,000. 
Sub-contractors and trades are in hot demand and 
renovations are definitely sought after during this 
period of isolation.

Western Suburbs
During these unprecedented times we’re seeing a 
concentration on the concept of improving your 
home or investment through renovation projects. 

Some areas in Melbourne’s West that Herron 
Todd White has seen a jump in renovation ‘As If 
Complete’ reports is the inner Williamstown and 
Newport region.

Williamstown and Newport are much older 
and more established regions than most of 
Melbourne’s West which consists of newly 
developed housing estates. Because of this, older 
dwellings within these more established regions 
are far more likely to conduct a renovation or 
extension project due to owners wanting to 
revamp the older styled dwellings. 

Renovations can be a costly process which can 
fluctuate in price due to a number of reasons. 
The scale of the renovation, materials used and 
chosen builder all play a massive part into how 
much a project might cost. Homeowners within 
Williamstown in general have a much higher 
household income compared to homeowners living 
within Melbourne’s Western growth corridors and 
therefore they are able to put more money toward 

having a surplus of free time due to being isolated 
is speculative. What we do know is that there has 
been a significant increase in renovations being 
undertaken.

Due to the eastern suburbs being an established, 
older area with a range of Italianette, Victorian, 
Edwardian and Art Deco homes, the opportunity 
for renovation is a lot higher than suburbs in 
developing areas. In some cases, it is almost more 
expensive to renovate an old home with structural 
issues than building a new dwelling. Though, 
due to the aforementioned style of homes being 
omnipresent in the Eastern suburbs, there are 
more restrictions for what is able to be renovated 
and planning approval can be more difficult and 
time consuming to attain. Buildings that are 
heritage listed and suburbs with heritage overlay 
encumbrances can encounter obstacles when 
wanting to extend and renovate. Largely because 
most heritage buildings require the front facade 
to structurally remain the same and there be no 
visibility of additional levels added to the home 
from the street frontage. This can greatly escalate 
building and labour costs.

Depending on how far East you travel to buy a 
home with renovation potential, the outer East 
would have houses available with a purchase price 
of $700,000 and $1.2 million. A big trend seen in 
Glen Waverley and Mount Waverley is for buyers 
to purchase run down properties and build a new 
home with four or five bedrooms. While this isn’t a 
renovation, it is an interesting trend seen over the 
last couple of years.

The effect of COVID-19 hasn’t slowed down the 

In established areas of the South East, we have 
seen suburbs including Hughesdale, Parkdale and 
Carnegie undergo renovations.

Renovations works can range between $80,000 
all the way to $300,000 for higher quality 
specifications. Renovators are also sourcing their 
own materials and doing DIY jobs in order to keep 
costs down.

Home improvements are more apparent in older 
homes, where owners are likely to undertake minor 
works or ‘gut out’ their entire home to install new 
finishes, appliances, fixtures and fittings while 
still maintaining the foundation and frames of the 
original dwelling. The results usually speak for 
themselves, with increasing numbers of homes 
becoming more spacious, modern and customised 
to the owner’s lifestyle.

Renovators and investors are choosing to renovate 
their homes for a number of reasons; one might to 
improve their current home to suit their lifestyle, 
others are renovating so they can sell it quicker and 
at a higher price in this current market which can 
yield great results.

Eastern Suburbs
In the Eastern suburbs of Melbourne, the number 
of renovation jobs completed by Herron Todd White 
has increased.

The outer eastern ring has seen a spike in 
renovation valuations. Suburbs such as Kilsyth, 
Blackburn, Doncaster and Wantirna have had 
measured growth in jobs for renovations. Ranging 
from complete renovations, partial renovations 
and additional spaces being created to the homes. 
The trend we are seeing, based on the ownership 
information provided by third party web service, 
Core Logic, is that it is mostly current owners 
who are renovating. Whether it is cabin fever or 

Whether it is cabin fever or having a surplus of free time due to 
being isolated is speculative. 
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Mildura 
As we move through another month of COVID-19, 
there is a feeling that, in our region at least, we 
have mostly escaped the virus itself.There were 
a handful of cases identified in April, but none 
in the past month and our community can see a 
path back towards a more normal life.However our 
economy has been detrimentally affected, with a 
rise in unemployment resulting from the shut down 
of many businesses, especially those that rely on 
tourism or hospitality. 

The effects on our housing market are mostly 
limited at this stage to reduced sales volumes, as 
vendors and purchasers take time to weigh up 
the implications.This has been most evident at 
the middle and upper end of the market.Agents 
have welcomed a return to being able to hold open 
inspections, which they hope will provide greater 
activity and confidence, however it is still too early 
to know what the lasting effects will be.

Local builders still report being busy completing 
work that started pre-COVID-19, and a drive around 
our new subdivisions shows that new construction 
is underway, however it is expected that the 
number of new builds will be reduced to some 
degree over the next 12 months as some people re-
think their ability to take on debt at this time.

There is no doubt that many people have 
had more free time, either through reduced 
employment or less recreation options on 
weekends.For many, this time has been devoted to 
some DIY maintenance in and around their homes.
The Bunnings carpark test suggests that home 
improvement sales have been strong.

architecture with modern materials and an open 
plan living space which is so prominent in housing 
in this current day and age. 

Renovations obviously vary in price due to the 
nature of the works being conducted and not always 
is the amount spent on the renovation translated 
over to the overall new value of the property. In 
some cases when done right it can significantly 
increase the value of a home far greater than the 
amount spent on the renovation which can be 
seen by some record breaking renovated houses 
that have sold in the likes of Geelong West and 
Newtown over the past few years.

Renovations are less popular in developing areas 
such as the ever expanding Armstrong Creek 
and Mount Duneed regions. This is ultimately 
due to the fact that no renovation or extension is 
required on these newly constructed homes still 
in excellent condition. 

Shepparton
Within the Greater Shepparton LGA, COVID-19 
infection rates remained very low throughout 
lockdown and no new cases have been confirmed in 
almost a month.

The dilemma that the housing market is facing is a 
lack of properties offered for sale in almost all price 
sectors. A majority of agents are begging people 
to sell their homes as buyers are still out in force 
and are putting in strong offers.We are one of the 
few markets in which COVID-19 seems to have had 
a reversal of logic – that is the outlook for the local 
market is supposed to be pessimistic given the 
climate.Thankfully, optimism is prevailing.

larger scaled and higher quality renovations. This 
can be anywhere from $100,000 to $600,000 
depending on the works being done.

Housing within Wyndham and Melton in general are 
new to near new dwellings having only been built 
within the past five years. Because of this, the need 
from renovations and extensions are not as rife 
compared to that of the older and more established 
regions that have been around for decades. Smaller 
scaled housing projects such as pergolas, working 
sheds and landscaping is a common trend for home 
owners within these newly developed housing 
estates as it simply isn’t necessary for them to 
upgrade or extend on their newly constructed 
homes. Another factor is the size of the land 
generally being smaller in these high density urban 
growth zones and therefore there is an inability 
to extend any further on the dwelling that already 
takes up the majority of space on the land.

Geelong
The idea of home improvement has been brought 
to light as of late with the extra time many of the 
population have had on their hands. Housing within 
many of the older suburbs in Geelong are at a 
perfect stage where a renovation or extension is 
exactly what is needed to revitalise one’s home and 
bring it back up to scratch with what’s currently 
trending and sought after in the current property 
market.

Renovations are widespread across suburbs such 
as Newtown, Highton, Belmont and Geelong West. 
With many of homes in Geelong West having 
heritage overlays enforced the only option for 
many homeowners or buyers is to fully upgrade 
and refurbish internally with the front having 
to be left unscathed. Extending and renovating 
these heritage listed homes has resulted in some 
masterpieces which combine timeless and classic 

There is considered to be good potential to renovate homes  
built in the 1950s and 1960s.
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Renovating older homes for a profit has not been a 
common activity in Mildura, in part due to a lack of 
older homes with enough character to be popular 
with owner-occupiers.We simply don’t have the 
stock of pre 1950s homes.There are some scattered 
examples though and these are usually found in 
preferred positions on Mildura’s west side or close 
to the CBD and Murray River.

There is considered to be good potential to 
renovate homes built in the 1950s and 1960s.These 
homes are usually conite clad, which was a building 
technique popular in Mildura, but rarely found 
elsewhere.Many examples have reasonably large 
rooms and the ability to extend in a complementary 
way.A well renovated home from this era will 
fetch similar values to new homes built in a new 
subdivision, but comes with the benefit of larger 
land size and superior position.

For those after a less expensive challenge, there 
is also the potential to modernise homes built in 
the 1980s.This is considered a good option for 
owner-occupiers.With many local tradespeople and 
suppliers of floor coverings, kitchen cabinetry etc. 
less busy at present, now may be a good time to do 
this upgrading.
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Brisbane
First up – let’s address the current state of play 
under COVID.

The initial stages of the crisis caused many sellers 
to shut up shop and batten down the hatches. 
Meanwhile, some buyers believed they were about 
to snatch up outrageously good deals.

The market then settled quickly into a standoff 
where potential purchasers came up against a lack 
of stock. As such, transaction numbers dropped 
dramatically, but prices didn’t.

Now, three and half months in, the state of play is 
established. There is a still a wait-and-see approach 
being taken by owners, so buyers don’t have a 
heap to choose from. Prices are softer across many 
markets but they didn’t plummet like some may 
have predicted.

Of course, this is an evolving situation. As we move 
through the machinations of the economy over 
the next six months - with politics, employment, 
finance, immigration and trade all playing their 
parts -  thing could be turned on their head. It’s a 
case of wait, watch and see.

Of course, the crisis has delivered us something 
that was in short supply for the average Aussie 
family – time.

Requests from leadership that we stay in and keep 
each other safe had many running to Netflix and 
home offices, but there was also a fair proportion of 
the population who used the opportunity to tackle 
odd jobs around the house.

Queensland

Skip bins and Bunnings lines revealed that when 
presented with the chance to do nothing, many of 
us actually want to do something productive.

That said, most of what we’ve seen around the 
suburbs was maintenance.

In Brisbane at least, demand for more extensive 
building and renovation work looks to have slowed.

Many households stepped through the uncertainty 
of March and April making plans to ensure that, 
over the foreseeable future, food would be on 
the table and a roof would stay overhead. Being 
frivolous with available cash could be hazardous 
with unemployment on the rise.

As such, we generally observed a slowdown in 
substantive renovation and construction projects 
– particularly any ventures that involved signing a 
contract with a builder or tradesperson.

But, as has been said many times before, you need 
to dig below these broad market generalisations 
and understand the nuances, because opportunity 
can be found at certain price points, property types 
and locations.

For example, prestige property is seeing relatively 
more renovation upgrades than homes in the 
affordable price sector.

Renos of inner-city holdings at the upper-price 

level have been mostly unaffected by the current 
environment. Owners are comparatively cashed up 
and willing to keep spending.

There’s plenty of reasons why. For starters, the 
lowest interest rates in living memory are enabling 
those with good financial standing to get access 
to cheap money. In addition, the building industry 
has become relatively competitive under the COVID 
regime. Tradespeople are hungry for work and 
head contractors are willing to compete on price so 
as to secure a pipeline of projects.

The flipside in Brisbane is the investor market. 
We aren’t seeing landlords looking to spend 
sums upgrading homes beyond what’s necessary 
at this stage. There’s an expectation the rental 
market will continue to fall in favour of tenants 
with rising vacancies and falling rents, so 
investors are wanting to ensure they don’t spend 
too big too early.

One thing that may well stimulate the desire for 
upgrades among homeowners is the work-from-
home phenomena.

It’s become evident many of us can operate 
productively from a home office. It’s also entirely 
possible on the other side of this event, employers 
will look for ways to reduce their office footprint, 
hoping to cut lease costs and improve the bottom 

Renos of inner-city holdings at the upper-price level have been 
mostly unaffected by the current environment. Owners are 
comparatively cashed up and willing to keep spending.
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A perennial favourite for fixer-uppers is Petrie 
Terrace and Spring Hill. There are some raw 
homes on tiny lots for over $600,000, but it’s all 
about location here. These suburbs are literally 
walking distance to the centre of town as well as 
entertainment and retail precincts.

And the results can be spectacular.

For example, this renovated home at 35 Sheriff 
Street, Petrie Terrace sold in November 2019 for 
$1,193,888. It’s on 228 square metres of land 
and provides four-bed, three-bath, three-car 
accommodation.

 
35 Sheriff Street, Petrie Terrace Source: realestate.com.au  

Looking a bit further out and Wavell Heights has 
good options with very basic renovators in 
average positions fetching between $550,000 
and $600,000 – but you need to be fast as they 
sell quickly. Other homes in Wavell Heights that’re 
in quieter positions with ready access to facilities 
are fetching between $600,000 and $700,000 
for a renovation prospect. In these instances, 
smart renovation work will yield an end value 
above $1 million.

For more budget conscious renovation prospects, 
head a bit further up Gympie Road and check out 
Aspley and Bracken Ridge where a renovatable 

For example, this house at 12 Carey Street, Bardon 
was sold way back in October 2017 for $770,000.

12 Carey street Bardon before Source: realestate.com.au 

It received an extensive upgrade to become an 
ultra-modern four-bed, three-bath, two car home 
that was purchased in March 2020 for $1.552 
million.

12 Carey street Bardon after Source: realestate.com.au 

Family friendly addresses such as The Gap: 
provide opportunity for those with a tighter 
budget. Renovatable home are available at the 
high-$500,000s price point. For those with a little 
more to spend, an address such as Ashgrove will 
set you back closer to $700,000-plus for a home 
with potential.

line. The outcome may well be property owners 
seeking ways to adapt their current living space 
in order to improve their work environment. 
Creating a work area that can be shut off from the 
family space will become an essential element of 
any home. Even if existing owners don’t look to 
create that for their own use, a good home office 
will be a feature in future real estate listings. If 
there’s an efficient, cost-effective way to establish 
an office, then vendors will want to do this prior 
to selling.

And so on to locations if you do have a hankering 
for a renovation project. We’ve looked at a couple 
of options that might fit the bill.

For example this one at 17 Hockings Street, 
Clayfield sold mid-2019 for $660,000 as a 
renovation project that required a heap of TLC. No 
doubt the original features will come up a treat.

 

17 Hockings Street, Clayfield Source: realestate.com.au 

The inner-west suburbs of Paddington, 
Auchenflower, Bardon and Toowong have been rife 
with renovation opportunities for decades. In fact, 
there have been a few Brisbane builders who’ve 
grown their fortunes by concentrating solely on 
these locations and completing beautiful, multi-
million dollar do-ups.
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Palm Beach and Coolangatta have seen an 
increase in this style of work, however it has 
been noticed in the newer pockets of Casuarina 
and Pottsville as well. 

There has been an increase in smaller scale 
works amongst the investor space as a result of 
a supply increase, particularly in coastal, holiday 
driven areas with investors looking to secure 
good tenancies. Internal painting works, floor 
coverings and updated electrics are appearing in 
the market as well as minor façade updates and 
landscaping works.

Gold Coast Central/North East
In the Gold Coast north-east area from Southport 
to Hope Island and out to the M1, home renovation 
works appear to be on the rise.Investors conducting 
any more than cosmetic works such as painting 
and floor coverings are rarely seen, resulting in 
the owner-occupiers conducting the majority 
of renovation works.These owner-occupiers are 
opting to renovate rather than relocate, with the 
supplementary aim of manufacturing equity within 
their property.The central and north location is 
an established area and discussions with home 
owners conducting renovation works is that they 
like the area in which they live and for the cost of 
relocation, the decision to renovate or extend their 
existing dwelling is a more desirable option.

Furthermore, in areas such as Southport and 
Labrador, the option to increase income through 
granny flat extensions or to build in self-contained 
flats underneath high set homes is also being 
exercised due to the opportunity of an increased 
yield on the property. 

Local agents actively selling in the central Gold 
Coast area have reported that even though stock 
levels are low and demand levels have remained 
fairly steady, properties are generally taking longer 
to sell now.They advise that buyers are becoming 
more discerning as there is less urgency in the 
marketplace at the moment compared with last 
year.Interestingly, the overall presentation of a 
property is becoming more of a critical issue.
Some agents in Broadbeach Waters recently noted 
that if the property is not well presented or has 
some outstanding repair issues, it could result in a 
significantly discounted sale price, so there may not 
be a better time to get those odd jobs done around 
the house!

Southern Gold Coast/Northern New South Wales
There are opportunities available by way of 
renovation works in the far northern New 
South Wales and southern Gold Coast suburbs.
The more established and desirable suburbs 
such as Coolangatta are showing opportunities 
for the savvy investor or existing resident to 
manufacture capital growth in an uncertain 
market.Across most of the area, selling agents 
have advised a reduction in stock levels and 
slightly longer selling periods as a result of 
the recent border closure and COVID-19.Be it 
DIYers looking to be productive during lockdown, 
forward-thinking homeowners looking to 
manufacture equity or a lack of confidence in the 
current market, homeowners appear to be taking 
the opportunity to add value to their homes 
through renovation works, rather than selling 
in a perceived slower market.Predominantly the 
more established areas such as Tweed Heads, 

home can be purchased in the $500,000s. This 
area appeals to first home buyers and project-
oriented builders.

A quick tip – make sure you check the town planning 
guidelines and building codes before proceeding. 
The renovation options for Brisbane property can 
be limited by heritage and traditional-character 
overlays, building heights, setbacks, noise and 
flooding issues and other designations… and they 
can be property specific. Just because a neighbour 
is able to get certain works approved doesn’t 
necessarily mean you can.

Finally, while the level of future renovation activity 
remains generally uncertain, falling sale numbers 
under current market conditions in the wake 
of COVID may well fuel a rise in renos, however 
this will be dependent on indicators such as 
general confidence in the market, affordability, 
unemployment and economic conditions.

Gold Coast
Central Gold Coast
The lockdown has certainly provided us with a great 
opportunity to take care of any maintenance issues 
and even make some cosmetic improvements to 
our property investments.Whilst there is still a 
degree of uncertainty in the market, a growing 
number of home owners are preferring to wait out 
this period before putting their property up for sale.
To date it has been the budget-conscious owner-
occupier looking to take this time to complete some 
renovation work.Many of these owner-occupiers 
are only completing small scale DIY cosmetic 
work (ie. new paintwork, general repairs) and are 
not looking to spend too much money on trades.
Owner-occupiers who are carrying out larger 
scale renovation works on their properties at the 
moment are generally people with building skills or 
who work in the construction industry. 

In the Gold Coast north-east area from Southport to Hope Island 
and out to the M1, home renovation works appear to be on the rise.  
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our office and specifically properties contracted 
during April and into May, in excess of 95 per 
cent of the sales show a discount of five per cent 
or less from the list price.Also, 98 per cent of 
the sales occurred within 90 days.As previously 
stated, it remains extremely important to 
understand the circumstances of any sales that 
transact in this period. 

As COVID-19 infection rate results improve and 
the restrictions start to ease, there is a feeling 
that there is some light at the end of the tunnel.
Subsequently there have been reports that 
overall enquiry has increased and open homes 
are resuming. 

 ◗ Some of the demand has been in the pipeline 
for some time from a combination of potential 
purchasers who were in the market prior to the 
restrictions and upgraders and investors who 
sold in the first quarter of 2020.

 ◗ Interest continues to flow with both capital city 
and ex-pat international purchasers looking to 
secure property on the Sunshine Coast.Some  
of this is being fast tracked.

 ◗ Should this demand be absorbed and if there is 
an increase in supply in the coming months, it  
will be interesting to see if there is an increase  
in new demand to fill the void.

 ◗ Some new purchasers are wanting to find a 
bargain, although this is not apparent in the 
market to date, especially in highly sought  
after areas.

current property and avoid the hassle of moving 
house due to upgrading and relocating. 

Over the past two months, we have seen owners 
begin to undertake small scale projects such 
as retaining walls, concreting, new sheds and 
landscaping and even renovation or extension 
projects amounting to up to $325,000 and 
everything in between.While we have so far 
noticed only a small increase in current or recently 
completed renovation projects, this is a popular 
topic and people are spending more time at home 
at the moment, so this trend is likely to increase. 

Buyers are quite cautious at the moment and 
properties requiring work sell for a significantly 
discounted price, so while the market might 
present some opportunities to pick up a discounted 
renovator, as a buyer, caution is to be exercised as 
the future of the property market and economy 
remains uncertain.

Sunshine Coast
COVID update: When we try to break down the 
COVID-19 world and market place, the overarching 
theme is that we appear to be in a in a state of 
flux.As we moved further down the line through 
April and into May (about eight weeks), stock 
levels continued to remain extremely low with no 
significant increase in property listings.Pressure 
on owners to sell remains limited but this may be 
delayed until the various support and stimulus 
packages come to an end (government’s Job 
Keeper allowance and bank mortgage holidays).

When reviewing valuations of sales completed by 

At present, due to COVID-19, the current economic 
climate appears to be uncertain with limited quality 
properties on the market and owner-occupiers 
choosing to use their spare time to improve their 
homes, in which they are spending more time.

However, we do caution renovators not to over 
capitalise as cost does not necessarily equal 
value.Be mindful of the median price point in your 
area as well as what drives purchasing decisions 
for the broader market.For example, installing a 
$10,000 water feature in a $400,000 house may 
not equate to a good return on investment if you 
plan to sell the property in the short to medium 
term.A recommended exercise is to outline your 
renovation plans and then look, with an unbiased 
opinion, at recent sales in the area similar to your 
proposed plans in order to justify the expense you 
are considering. 

North/North West
Renovation is a hot topic at the moment  
through the northern corridor and southern  
Logan suburbs.Particularly for home occupiers 
who have experienced a reduction in work, 
COVID-19 has presented an opportunity for some 
to finally get around to those renovation works or 
cosmetic improvements that have been put on the 
back burner for the past three, five or maybe even 
ten years. 

So far, suburbs such as Upper Coomera, Ormeau 
and Beenleigh have seen a rise in the number of 
houses currently undergoing or recently having 
completed renovations or minor cosmetic work, 
some with the intention of increasing their equity, 
others erring on the side of over capitalisation. 
Over-capitalisation isn’t a worry to some, 
particularly rural residential property owners in the 
south and south-west Logan areas, as some people 
would prefer to invest their spare cash into their 

Properties contracted during April and into May, in excess of  
95 per cent of the sales show a discount of five per cent or  
less from the list price. 
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first home buyers to want properties with nothing 
left to do and a consistent, moderate upturn in the 
local economy. 

Whilst the majority of the renovations seen are by 
long term owner-occupiers entering into a major 
renovation to create their forever home, there 
are a number of investors picking themselves up 
a bargain and completing a simple renovation 
(i.e. no structural changes) to then resell with 
the intent of turning a profit in a market which is 
starting to recover from an extended period of no 
capital growth.There has been a number of sales 
evidenced over recent months where a building 
company has purchased a rundown property in an 
average suburb, renovated, professionally styled 
the home and resold at an expected profit with a 
short turn around.Styling and presentation is a key 
factor linked to the level of profit made.First home 
buyers still prefer new homes, however there are 
some who end up buying these more affordable, 
renovated existing homes with nothing left to be 
done. 

Buy in price points for renovators vary greatly.From 
sub-$200,000 for the investor-renovator through 
to $600,000 for the long term owner-occupier-
renovator.End values then vary just as much.The 
added market value of basic renovations tends 
to match cost and when the market is starting to 
recover, a small profit may be had.When a major 
renovation is undertaken however, it is a very 
different outcome.There is little to no evidence 
that the added value of the renovation will match 
or exceed the cost to construct.This is where it is 
important to be aware of the market in which you 
are renovating to determine where renovation 
dollars are best spent.Is it wise to make structural 
changes to the home or stick to cosmetic works 
only?A dwelling with a poor layout would benefit 
from a structural change to rectify, however if 

Rockhampton
Monthly COVID-19 update:Over the past month, 
residential property in the Rockhampton region 
(including the Capricorn Coast) has continued to 
tick over, with properties still being listed and sold 
despite the global pandemic.There has been no 
evidence to date of a decline in values, in fact, some 
sectors of the market are continuing to improve 
slightly (i.e. modern, well presented homes on 
the Capricorn Coast).Regionally, we have been 
fortunate to continue with a very small number of 
COVID-19 cases which, combined with the recent 
easing of restrictions, is likely to support this trend 
to continue should the number of cases remain low 
in our region. 

Now, let’s talk renovations.

Over the past 12 to 18 months in particular, there 
has been a notable increase in renovation projects 
in a small sector of the Rockhampton market.
Generally, small pockets of South Rockhampton, 
such as The Range, Allenstown and Wandal 
are sought after for their proximity to the CBD, 
schooling, hospitals and elevation available in 
some areas to provide city views to the east or vast 
hinterland views to the west.However, given that 
the south side is characterised by Queenslander 
style homes and there is no room for growth or 
expansion due to the area being surrounded by 
flood plains, renovation presents the only option 
for those in the market wanting both southside 
convenience and contemporary living.

In the balance of the market, renovation activity 
is generally holding steady, with some basic 
dwellings receiving a renovation to then be on-sold.
This has started to occur after a period of very 
limited renovation in the low to middle sections of 
the market and this change is considered to be a 
combination of low interest rates, a preference by 

Now, on to renovation.
They say “idle hands are the devil’s tools”, but 
when the pubs and clubs are shut, there are not 
too many other options.It appears they pick up 
a shovel, hammer or a paint brush.During the 
COVID-19 restrictions, it seems that one valuable 
commodity has been created….TIME.At the 
moment, there is plenty going on in the home 
improvement and maintenance space. 

As we have previously mentioned, stock levels 
are extremely low.With the combination of these 
stock levels and the uncertainty of the market, 
the thought of selling and upgrading the house 
has slowly been losing some of its appetite, 
especially if you really like the area you live in.The 
feedback from local tradies, hardware shops and 
garden centres is that business has been pretty 
good as people look to upgrade their existing 
property.We have also received feedback that 
a local swimming pool building franchise has 21 
new projects halfway through the month of May 
compared to seven for all of April.This appears to 
be occurring right throughout all the established 
areas of the coast, with older homes being 
transformed to little gems.

Sure, some of this home improvement activity 
has been completed to add value to the home 
so that when they do go to sell, it is presented in 
the best possible condition.If the property has a 
reasonable floor plan, the recent results of these 
renovated properties have shown good returns.
We note that some feedback from agents is that 
a number of builders have been looking for some 
little side projects just in case there is a bit of a 
slowdown in the future.
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Bundaberg 
COVID-19 Update:The past few months have 
shown little evidence of declines in values in the 
Bundaberg region.Properties are still being listed 
and sold and being refinanced.This is due mainly to 
the limited number of COVID-19 cases in the region 
and hopefully with the recent easing of restrictions, 
this confidence should remain.

We are very much like the Hervey Bay market when 
it comes to renovations.Bundaberg renovations 
have actively slowed over the past few months as 
consumers appear to be conserving their dollars.
Judging by the local Bunnings carpark, locals 
seem to be doing odd maintenance jobs around the 
house and yard instead of major renovations.Local 
builders have reported that the demand for new 
owner-occupier homes remains consistent. 

Mackay
Agents reported a slight decrease in sale volumes 
towards the start of COVID-19 restrictions, however 
as the government slowly starts to lift restrictions, 
volumes are slowly starting to improve.New listings 
and property values appear to have held steady 
with no material change in market value.The 
Mackay rental market was already tight prior to the 
pandemic with vacancy levels under two per cent, 
however agents have reported increased interest, 
particularly from fly in fly out workers who have 
been unable to travel due to restrictions and will 
be further hampered by the effects of Virgin’s 
possible closure.

We have not seen any indication to suggest that 
renovations have changed during lock down.We 
consider renovations to have remained steady 
and are still predominantly occurring in inner city 
locations (Mackay, East, West and South Mackay).
They are generally of older style, low set or high set 

While not quite considered a renovation, 
construction of new sheds on existing properties 
has surged over the past several months.The 
reasoning behind this sudden increase in sheds 
being built is also unknown.Interestingly, the size 
of the sheds is also increasing.Once upon a time, 
a six metre by six metre shed in the back yard 
was the norm, however this is no longer the case.
Longer and wider sheds with higher clearance 
are becoming the norm along with features such 
as mezzanines and internal bathrooms.We have 
also noticed a distinct uplift in pricing for sheds 
in the region.Costs appear to have jumped about 
$100 per square metre in the past few months 
and this sudden jump in cost has not yet been 
reciprocated in the added value of a shed to a 
property. 

Emerald
Most towns on the Central Highlands appear 
to be going back to normal trade apart from 
Moranbah which continued to strengthen 
throughout COVID-19.We have seen a pick up in 
activity over the past two weeks in both sales 
and rentals.

Renovations is a good thing for most towns 
on the Central Highlands with costs able 
to be recovered in most situations.We are 
seeing most mortgagee homes and lower 
end properties being purchased and shortly 
after being renovated.With a rising market 
we see renovators cashing in on true added 
value to their properties.Builders are probably 
evenly split currently between new homes and 
renovations in the area.We have now had four 
years of steady growth coming off a bottom in 
2016, so there are many with equity to undertake 
improvements to their properties and we see this 
continuing.

the existing layout is functional, that money may 
be better directed elsewhere.Being aware of 
town planning is also important when planning 
a renovation, particularly in older areas where 
perhaps a heritage overlay or neighbourhood 
character overlay is required to be complied with. 

For Rockhampton in particular, the renovator 
market is likely to continue the current trend as 
factors that drive the decision to renovate are 
considered a constant in the local market.

Gladstone 
There is nothing new to report on COVID-19’s 
impact on Gladstone’s property market.It’s just 
about business as usual for our market.Sales 
continue to tick over with no evidence of any 
further declines in value.Rental vacancies remain 
tight with a vacancy rate of 1.6%, the lowest 
they have been since the peak of the market.
Affordability is still the key driver in our market 
and while we are not out of the woods just yet, it’s 
looking more and more likely that COVID-19 will be 
remembered as just a very minor blip on the radar 
for Gladstone’s residential market.

In terms of renovations, there has really been very 
limited activity in the past 12 months, apart from 
every man and his dog doing minor maintenance 
or landscaping work during lockdown!The reason 
for the lack of renovation work is really unknown.
Despite the market looking up, a significant 
portion of homeowners in Gladstone would have 
negative equity in their homes from the market 
downturn, so in essence cannot afford to renovate.
We’ve seen the odd, full internal renovation, in 
most cases of a mortgagee sale property that is 
in a state of disrepair and that sold towards the 
bottom of the market range.Completing only minor 
cosmetic works to these types of properties adds 
considerable value to the property.
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$300,000s depending on the extent and quality of 
the works undertaken.

The rise in popularity of lifestyle home renovation 
shows such as House Rules and The Block are 
also contributing to the increase in renovation 
projects being undertaken by home owners.The 
reason behind this increase could be contributed 
in part to the change-over cost from their current 
home to an upgraded property.Furthermore, 
location seems to be a factor in the decision to 
renovate.Owners not wanting to take a gamble on 
location by moving are opting to stay where they 
are and renovate to accommodate their changing 
circumstances.Apart from upgrades to kitchens 
and bathrooms, we are seeing decks and outdoor 
living spaces added and house extensions to create 
more living space and utility.

The renovator market is likely to continue tracking 
on its current course during 2020 with the cost 
of borrowing remaining low and a preference 
from buyers at this time for renovated properties 
requiring little work with the age old saying of “I’d 
rather be opening a can of beer (or bottle of wine), 
than a can of paint” ringing true.

Whitsunday
The Whitsundays are starting to reopen with 
cafes and some tours now operating within the 
government restrictions. Cafes and restaurants 
are still providing take away services. People 
are out and about enjoying the lightening of the 
restrictions.

Local agents confirm we are not seeing any 

The supply of housing stock on the market has 
dropped considerably, however demand remains 
steady with some contracts considered to be at the 
upper end of market parameters.The vacancy rate 
for rentals remains low with rents stable.Property 
values are also stable, with no noted change across 
any price point.

Renovations have slowed over the past few months 
on the Fraser Coast as consumers appear to be 
conserving their dollars and energy.Local builders 
have reported that the demand for new owner-
occupier homes remains consistent with locals 
providing enough work for the rest of the year.
Work in the construction industry has continued 
throughout the crisis which has been sobering for 
regional employment.

Townsville
Anecdotal evidence suggests that the supply of 
new stock being brought to market remains low 
as potential sellers hold off listing properties in 
the current environment.We are continuing to see 
sales occur, albeit at lower volumes compared to 
pre-COVID-19 and to date value levels appear to 
be holding.

Over the past 12 months there has been a 
noticeable increase in the number of house flippers 
in the market, typically operating within the five to 
eight kilometre radius of the city centre in suburbs 
such as Railway Estate, Currajong and Gulliver. The 
buy in price for homes with renovation potential in 
these areas is typically in the low $200,000s with 
end values created in the high $200,000s to mid 

dwellings purchased for less than $300,000.There 
are a mix of owner-occupiers and investors looking 
to renovate, however the investor types tend to be 
tradespeople who can undertake much of the work 
themselves and flip them straight away.

Depending on the size of the dwelling and the 
degree of ancillary improvements, they are worth 
between $350,000 and $550,000 on completion.
Smaller dwellings on smaller than average lots with 
basic ancillary improvements are worth between 
$350,000 and $400,000.Larger dwellings with 
significant ancillary improvements and over 700 
square metre allotments are worth anywhere 
between $450,000 and $550,000. 

Hervey Bay 
The Fraser Coast has slowly started to come 
alive again since the lifting of the first stage 
of restrictions, with day trips now permitted 
to Fraser Island.Small cafes have reopened at 
this stage, with some larger establishments 
only offering take away meals and bottle shop 
drive through service.Some retail outlets which 
appear to be doing quite well in these tough 
times include the local fishing supply store, 
office supplies and printer refills due to so many 
working from home.Queensland Health reports 
that the Wide Bay had a total of 24 cases of 
COVID-19 with 24 now recovered and no active 
cases, which is very encouraging for the region.
We look forward to stage two in June when 
caravan parks and camping will be permitted 
once more.

The buy in price for homes with renovation potential in these areas is typically in the low  
$200,000s with end values created in the high $200,000s to mid $300,000s depending  
on the extent and quality of the works undertaken.
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those particular builders and resulted in additional 
renovation projects for them to complete for paying 
customers. 

31 Cavell Street, East Toowoomba Source: realestate.com.au 

31 Cavell Street, East Toowoomba Source: realestate.com.au  

Well-renovated character dwellings in East 
Toowoomba are generally in the $750,000 plus 
price bracket, depending on the size and features of 
the dwelling, ancillary improvements such as pools 
and particularly the land size.Renovation costs are 
currently quite high and in many cases, the cost of 
completing an extensive renovation is not reflected 
as added value on a dollar for dollar basis. 

Nearby suburbs such as Mount Lofty and North 
Toowoomba are also seeing some renovation of 
older timber homes, but to a lesser extent than that 

accordingly, it has been somewhat insulated from 
an influx of short-term letting properties such as 
those listed on AirBNB coming back on to the long-
term rental market. 

Commentary has been made by both CoreLogic 
and realestate.com.au representatives regarding 
the potential for increased demand for properties 
within a two hour radius of capital cities after 
COVID-19, due to buyers seeking a lifestyle change 
to less crowded regional areas and with new work 
from home routines having been established.This 
applies to many areas within the Darling Downs 
region and is cause for optimism in our area. 

Renovate your way out
There has been a significant growth in property 
owners undertaking extensive renovation projects 
in recent years, possibly driven by television 
shows such as The Block.In the Darling Downs 
region, this is particularly evident in the city of 
Toowoomba.The well regarded and sought after 
suburb of East Toowoomba has seen a significant 
amount of home-owner renovations in recent 
times.A majority of properties in East Toowoomba 
are older, character timber dwellings and there 
has been a noticeable increase in the number of 
these properties being brought back to life. Some 
note-worthy renovations for this locality have 
maintained the original cottage style façade but 
have been extended to the rear with two level, 
contemporary style additions. 

There have only been a few renovations carried 
out in this style so far in East Toowoomba and 
they have generally been completed by owners 
of local, custom building groups as their own 
personal residence and then on-sold.Therefore, 
it is difficult to comment on the profitability of 
carrying out such an extensive renovation.In many 
cases, this has created a great deal of interest in 

reductions in sale values, however volumes of sales 
are lower than what was previously occurring prior 
to the pandemic.

Renovations in the Whitsundays! While I have 
not seen any contracts for renovations and or 
additions over the last couple of months, it must be 
happening as Bunnings appears to be the best shop 
in the Whitsundays! The car park appears to be 
busy all week end. While we had to all stay at home 
it appears that the DIY home owners have been 
hard at work!

We need to get our tourists back. Let’s hope that 
we can track on a positive note with limited to no 
cases new cases of Covid 19.

Darling Downs 
COVID monthly update
Market activity has slowed significantly over the 
past six to eight weeks as a result of COVID-19.
Many vendors withdrew their properties from the 
market during the initial shut down period and 
many selling agents are now reporting having 
limited stock on the market.Selling agents are also 
reporting that genuine buyers are still active in 
the market (ie. those who had sold just prior to the 
COVID-19 shutdowns and need to buy elsewhere or 
government employees relocating) and cash buyers 
are beginning to emerge, seeking the opportunity 
for a good buy. 

The restriction on open homes for several weeks 
resulted in selling agents receiving genuine buyer 
enquiry rather than sticky-beakers.Open homes 
have re-commenced in the past week and agents 
are reporting moderate attendance so far. 

In the broader Darling Downs region, property 
managers are still reporting good demand for 
rental properties.There is limited short-term 
rental accommodation homes in this region and 
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of East Toowoomba.There is significantly less home 
renovation being carried out in the lower price 
brackets and in other suburbs across Toowoomba.
We also note that there is limited renovation 
activity in our regional areas such as Warwick, 
Stanthorpe, Gatton, Kingaroy and Dalby. 
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Adelaide 
At the time of writing, South Australia has 
registered only one new case of COVID-19 since 
23 April and has become the first state to be free 
of any known COVID-19 cases.The containment 
of COVID-19 has allowed the state government 
to put into action its roadmap for easing 
COVID-19 restrictions which was met with open 
arms for those in the property industry.As of 11 
May, restrictions were eased on the number of 
attendees at open inspections and allowing on-site 
auctions to take place.There is a sense of optimism 
in the air.

In terms of the numbers, days on the market 
for metropolitan Adelaide currently sits at 54 
compared to 45 during the same period in 2019 
whilst listing volumes nationally have trended 
lower.Interestingly dwelling values have been 
resilient recording a 0.4 per cent increase over the 
month of April.Agents are reporting a similar story 
indicating that stock is hard to find however buyers 
are still active in the market. 

The motivations of those active in the market must 
be well tuned when considering a renovation.What 
motivates one market participant to throw on the 
overalls and pick up a paint brush can be vastly 
different to the next.For owner-occupiers, a lack 
of space during working from home arrangements 
may have forced the hand to give a renovation 
project the green light whilst a minor renovation 
may make an investor’s rental property stand out 
from the crowd in a deepening rental market.

When undertaking renovations, owner-occupiers 
are willing to extend themselves to achieve a 
level of comfort and amenity required for a long 
stay.The thought process is spend now for what 
you want.In 20 years’ time, the cost becomes 
negligible and you have benefited in lifestyle 
from the works undertaken.Conversely, investors 
seek out properties with good bones that need as 
little capital outlay as possible.Put simply, owner-
occupiers will attempt to fulfil both wants and 
needs whilst investors look to fulfil needs. 

An example of this differential can be seen in the 
sales of 10 Dunks Street, Parkside and 42 Stamford 
Street, Parkside.Each comprises a character 
stone dwelling on an approximately 350 square 
metre allotment.Selling in April 2020 for $1.29 
million and representing owner-occupiers, 10 
Dunks Street, Parkside has been fully renovated 

South Australia
For owner-occupiers, a lack of space during working from home 
arrangements may have forced the hand to give a renovation 
project the green light 
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throughout the council area range between 
$225,000 and $325,000 whilst renovated units 
become available in the high $200,000s and can 
push up to the low $400,000s at the top end of 
the market.

A representation of an entry level property is 
the sale of 10/1A Grant Avenue, Rose Park which 
achieved a sale price of $263,500.This property 
comprised a first floor unit disposed as two 
bedrooms and one bathroom providing original 
fixtures and fittings throughout.The property is 
well located being only a short walk to Victoria 
Race Course and Adelaide Parklands.The upper 
end of market parameters is represented by 6/3 
Talbot Street, Erindale which achieved a sale 
price of $430,000.This is a fully renovated, free 
standing unit comprising two bedrooms and one 
bathroom.The unit has a double carport and private 
courtyard. 

10/1A Grant Avenue Rose Park Source: realestate.com.au

When considering a renovation, construction costs 
and materials can be a topic hotly debated over 
the dining table.Construction costs appear to have 
remained stable over the past 12 months.Costs can 
fluctuate depending on building size, quality and 
specification.Tastes in building materials continue 
to evolve with free-standing baths and glass 

the market with an undisclosed asking price.The 
property comprises a brick bungalow disposed as 
two bedrooms and one bathroom on a 453 square 
metre allotment.This property represents an entry 
level property in the suburb of Kensington. 

14 Phillips Street Kensington Source: realestate.com.au 

Renovating does not solely relate to detached 
dwellings.Strata units are popular with first home 
buyers and investors given the entry price point 
they provide.The restrictive nature of a Strata Title 
means renovations can only take place within the 
four walls of the unit.This can be a good starting 
point for first time renovators as one can get a 
taste for the process whilst being limited in the 
extent of work that can 
be undertaken.Strata 
units are typically found 
in suburbs established 
between 1960 and 1970 
and are characterised 
by cream brick walls and 
terracotta-tiled roofs.
The Burnside council 
area in the metropolitan 
south-east is heavily 
populated with strata 
units.Entry price points 

and extended comprising high quality fixtures and 
fittings across three levels of accommodation.
This property provides for the typical needs of a 
buyer and also the trimmings some in the market 
may want.Conversely and representing investors, 
42 Stamford Street, Parkside is currently listed 
for rent asking $520 per week and has had the 
floors polished, walls painted and the kitchen and 
bathrooms updated to an appealing standard.
This property has been brought to a standard 
acceptable in the market providing no more than 
the needs a potential occupant may seek. 

10 Dunks St, Parkside Source: realestate.com.au 

Heritage restrictions and planning overlays 
catering to lower density development make the 
inner and middle rings ripe for those looking for 
a renovation project.The suburbs of Nailsworth, 
Kensington, Colonel Light Gardens and Mile End are 
each located within five kilometres of the Adelaide 
CBD and are characterised by early to mid-century 
homes on allotments ranging from 150 to 1000 
square metres. Entry price points in these suburbs 
range between $450,000 and $850,000 with 
well-established and renovated homes ranging in 
price from $650,000 to $1 million plus.Ripe for 
a renovation is the current listing of 14 Phillips 
Street, Kensington, which has been advertised to 

 $225,000  
to $325,000

Brunside entry-level 
unit price range
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fact that there will be ramifications within the 
property market.

What about renovations?
Bunnings is certainly packed on the weekends 
and our DIYers are making the most of lock 
down time!However, from what we can see at the 
moment, it would appear as though the top priority 
on everyone’s renovation list is to complete small 
jobs that were already on the to do list.Larger 
renovations often take longer to plan and generally 
rely on the availability of tradies and they are not 
easy to grab in our region at short notice.

In our region, major renovations need to be 
considered quite carefully.The cost of demolition, 
altering and reconfiguring existing improvements 
can quickly make any renovation very expensive, 
without necessarily seeing any improvement in the 
dwelling.Prior to completing any major renovations 
we would recommend that home owners 
ascertain the current value of their home (have a 
valuation done), consider the cost of the proposed 
renovations and then add the two amounts 
together.What can you buy in the current market 
for a similar price?Are you best to do the proposed 
renovations or perhaps consider buying a property 
at a similar total cost where someone has already 
done all the hard work?This is a simple way to have 
an informed opinion on the best way to tackle the 
question of whether to renovate or not.

window kitchen splash backs becoming popular.
Brick veneer and rendered hebel construction 
remain most common for extensions whilst vinyl 
timber flooring and stone bench tops have become 
standard inclusions. 

Glass splashback Source: realestate.com.au 

With an uncertain sales market we may in the 
short term begin to see a trend where home 
owners renovate what they have instead of seeking 
something else.This coupled with record low 
interest rates may provide the perfect excuse to get 
a project moving. 

Mount Gambier
To date, there are still no clear indications of the 
impact of COVID-19 on property values in the Mount 
Gambier region.Whilst the market has softened as 
a direct result of government enforced restrictions 
and general economic uncertainty, we are yet to 
see this reflected in any value correction.

As restrictions begin to ease and some normality 
resumes, we remain positive that the impact 
will be limited, however we are not naive to the 

In our region, major renovations need to be considered quite 
carefully.
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Perth
Corelogic recorded a 0.2 per cent price increase 
in the Perth median house price to $477,000 
throughout April, indicating that values 
remained steady in the initial impact stages of 
COVID-19.The number of listings decreased five 
per cent compared to the previous month with 
11,670 properties recorded for sale at the end 
of April, which is below historical numbers and 
indicates that the market is moving towards a 
period of undersupply – depending on where 
demand levels out. 

When home open inspections were temporarily 
banned due to the Coronavirus restrictions, the 
Real Estate Institute of Western Australia (REIWA) 
recorded under 300 sales transactions per week 
during April compared to recording over 500 
transactions per week over the same period last year.
The week ending 10 May recorded a 32.7 per cent 
increase in sales activity with 527 sales recorded in 
the Perth region compared to the previous week. 
Confidence within the market is slowly beginning 
to recover which has been helped by home opens 
being reinstated with a maximum of 10 people 
allowed and a further maximum of 20 people 
allowed as of 18 May. 

Within Perth, the REIWA recorded 5420 properties 
for rent as of 10 May, which is a four per cent 
decrease in comparison to four weeks before and 
23 per cent lower than this time last year.Leasing 
activity has increased by 31.5 per cent from the end 
of April to the start of May. 

Until recently, agents across south-west Western 

Australia were experiencing very few enquiries 
and were frustrated by the inability to interact 
with potential purchasers due to restrictions 
on home opens.As a result of the lack of sales 
transactions, it has been difficult to get any firm 
idea as to the effect on values.The easing of 
Coronavirus restrictions has seen a flurry of new 
enquiries however it is not yet back to the pre-
pandemic levels. 

Prior to the world pandemic, Western Australia’s 
property market was improving consistently with 
consecutive levels of growth being recorded.
Senior Research Analyst for Domain, Nicola Powell, 
said that houses in Perth were being discounted 
at an average rate of 7.85 per cent during April, 
compared to 11.9 per cent recorded last year.One 
real estate agent reported that 60 per cent of 
their transactions were between one and three per 
cent of the original asking price.Many believe that 
Western Australia will perform stronger than other 
states given its stage of the property cycle before 
the impact of COVID-19, however many industry 
experts have stressed concern that the government 
incentives are only a short term solution and that 
we could be in for more pain in the long run.

Renovations
The Coronavirus pandemic has produced very few 

upsides, however one positive outcome has been 
the increased time spent with our families, friends 
and loved ones.The extended homestay period has 
brought boredom to a whole new level for some.
The COVID-19 restrictions have given stir-crazy 
homeowners the chance to review their living 
spaces, with many people looking at ways to further 
improve their homes.

Renovating is well known for increasing the value 
of property as well as bringing new life to dated 
dwellings, however we do know that alterations 
almost never boost value at a one-to-one ratio 
with cost.With many experts tipping the Australian 
property market to plummet between one to 
twenty per cent over the coming year, renovating 
could look like a fine prospect to offset some of 
that damage for people with job security.Though 
solid statistics are sparse, one article by 9 News 
suggests that Australian renovation jobs were 
down 15.55 per cent in April 2020 compared 
to March, however this is not in line with the 
anecdotal evidence we are seeing on the ground. 
Commonwealth Bank of Australia economist, 
Gareth Aird, recently said that “there has been a 
25 per cent increase in credit and debit spending 
on household furnishings and equipment compared 
to a year ago”.Simon Bligh, Chief Executive 
Officer of credit bureau Illion, said the average 
Australian spent 38 per cent more per week 
on home improvement compared to before the 
lockdown (Sydney Morning Herald, 2020).Although 
renovation work generally drops when there’s a 
dip in consumer confidence, this has never been 
combined with residents having spare time around 

Western Australia

Confidence within the 
market is slowly beginning 
to recover.
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Figure 3 - Front: Artizan Pass, Piara Waters Source: CoreLogic 

 

Figure 4 - Kitchen & Dining: Artizan Pass, Piara Waters Source: CoreLogic

This Piara Waters property (Figures 3 and 4)  
sold in February 2020 for $810,000.The circa 
2009 build comprises four bedrooms, two 
bathrooms and a double garage on a 713 square 
metre allotment.Despite the glaringly obvious 
difference in the quality of improvements, it  
really does demonstrate the value for money in 
older suburbs where you can give properties a 
new life.If you spent $350,000 demolishing  
and rebuilding the Parkwood property, or less  
on a smaller scale renovation, then you could 
have a similar quality build on the same amount 
of land for cheaper and ten kilometres closer to 
the city.

to top up their borrowings.Historically low prices 
provide fantastic opportunities for anyone willing to 
tackle a new renovation here in Western Australia. 

 

Figure 1 - Front: Romney Way, Parkwood Source: CoreLogic, 2020 

 

Figure 2 - Living Area: Romney Way, Parkwood Source: CoreLogic 

The Parkwood property shown in Figures 1 and 2 is 
under contract for $370,000.The circa 1974 build 
comprises four bedrooms, one bathroom and a 
single garage with an attached carport, built on a 
713 square metre allotment.This shows exceptional 
value for money if you are willing to get your 
hands dirty and renovate, as the same block of 
land ten kilometres further from the CBD can cost 
substantially more – minus the house!

 

the house, so it will be interesting to see which 
way the pendulum swings over the June quarter, 
especially since restrictions appear to be changing 
almost weekly.

In the early stages of the pandemic, much of 
the expectation was for renovation work to slow 
down as the supply chain for home improvement 
parts and equipment was halted and product 
availability from China was lacking.On top of this, 
looming social distancing restrictions posed a 
threat to tradespeople working in close quarters.
Fortunately, as of 18 May, restrictions were 
relaxed to allow gatherings of up to 20 people.
This should provide some relief to developers, 
builders and tradespeople alike, however applying 
the four square metre rule may still be tricky in 
some work sites.

Many building and renovation businesses have had 
to change the way they operate alongside the rest 
of the country by adding services such as video 
call consultations, where consultants take a virtual 
tour through the home as the owner shows them 
around.Small projects such as updating blinds and 
carpets, landscaping, gardening and painting have 
seen Bunnings and other outlets quickly run out 
of stock and many residents have become keen 
DIYers during long stretches at home.

In terms of what we have experienced here in 
Western Australia, chatting with agents, property 
managers, investors and homeowners suggests that 
renovation work has in fact increased, particularly 
in the upper middle price bracket of circa $700,000 
plus. This may be due to hierarchal employment 
and the fact that younger and older, lower income 
earners have (generally) been hit the hardest or 
are not in a financial position to be thinking of 
renovating.Historically low interest rates have 
clearly been enticing homeowners into refinancing 
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that are ripe for gentrification, where the value add 
of a new dwelling easily outstrips the prospects of a 
renovation.Part of our service offering is the ability 
to offer before and after valuations based on your 
project plans.When weighing up where to spend 
your hard earned savings, it’s well worthwhile 
paying for some professional advice. 

get a completely new look and fresh feel for easily 
under $100,000, or if you live in an older character 
home, finished renovations can look amazing and 
can be highly contested when put up on the market.

Suburbs such as Mount Hawthorn, Wembley, and 
Mount Lawley, all being within five kilometres of 
the CBD, have seen a flurry of action recently.
Further out of central Perth, suburbs such as 
Canning Vale and Atwell are creeping towards 
the ripe renovation age of between 30 and 35 
years old - this is the median dwelling age for 
renovations.Canning Vale was zoned rural under 
the Metropolitan Region Scheme until 1994, 
making the residential development’s age around 
25 years old, so we should start to see an influx of 
renovation projects in these areas throughout the 
pandemic and beyond.

The main areas ripe for renovation in the south-
west tend to be older character homes in South 
Bunbury and East Bunbury.A character home 
in need of renovation can be picked up for mid-
$300,000s and once renovated, can sell for mid 
to high $500,000s, with higher values achievable 
after extensions or additions.

Other areas such as Busselton can see older homes 
renovated, usually as the front lot of a strata 
development however they are usually demolished 
to make way for modern units.The cost of 
renovations and additions are such that it is often 
just as affordable to construct a project style home 
as is the case in many of the smaller country towns.

In summary, there are many areas throughout 
Western Australia where renovation projects are a 
worthwhile exercise – however there are also areas 

The cost of renovating during the Coronavirus 
pandemic has seemingly remained stable (though 
it is hard to tell as prices fluctuate significantly 
from builder to builder), only increasing if time is 
a major factor or if products aren’t available from 
the usual suppliers.We have however heard of 
projects being quoted with extended completion 
times due to social distancing restrictions.This 
should ease up as restrictions are loosened over 
coming months. 

Generally, the cost of a major kitchen renovation 
starts from circa $20,000 and can increase 
upwards of $50,000 depending on the size of 
the kitchen, whether you are removing walls or 
choosing high quality, unique fixtures and finishes.
For bathrooms, major renovations start at circa 
$15,000 and can carry on upwards of $30,000 
(again depending on several factors).These costs 
can of course be lower if you are only completing 
minor works, spend wisely or assist in the works 
yourself.As noted in previous editions, Houzz 
Australia’s 2016 Houzz and Home Report states 
that homeowners spent an average of $31,000 on 
major renovations of a large kitchen (more than 12 
square metres) where all appliances and cabinetry 
were replaced and $21,840 for a small kitchen 
(less than 12 square metres).The Houzz and Home 
Report also showed that the average spend on 
major bathroom renovations was $16,440 for a 
large bathroom (more than five square metres) and 
$14,770 for a small bathroom (less than five square 
metres) (Domain, 2017).

Entry prices for new dwellings come in at circa 
$190,000 plus for a completed product.If you add 
in the cost of a potential demolition ($15,000 to 
$25,000), then you’re looking at a minimum of 
$200,000 to $250,000 for a standard project style 
build.Consider renovating if your home is looking a 
little dated, but you love the area you live in.You can 

The cost of renovating during the Coronavirus pandemic has 
seemingly remained 
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Darwin & statewide
To echo a similar sentiment to last month’s Month 
in Review, the Northern Territory is the safest 
place in the country.Our Chief Minister, Michael 
Gunner, is quotes as saying that the Northern 
Territory is now “the envy of the country” and for 
good reason.

Firstly, only two new COVID-19 cases this month, 
both of whom were diagnosed while overseas and 
then returned home to Darwin, taking our total to 
30.Apart from the two recent cases who should 
both make a full recovery very soon, we still have 
no community transmission anywhere across 
the Northern Territory (source: Natasha Fyles, 
Health Minister, Northern Territory Government), 
a statistic championed to and throughout our 
community. 

On the back of this, the Northern Territory 
government has implemented its ground-breaking 
road map to the new normal (source: Secure NT) 
that was released on 30 April.This road map allows 
a slow but safe return to some normalcy across the 
Territory not only from a health and safety but an 
economic point of view. 

Stage 2 was the most recent change on 15 May 
which saw pubs, clubs, gyms, some indoor 
gatherings, museums, open homes and inspections 
and other businesses of the like re-open, with 
an expected 1,500 people returning to work 
immediately (source: NT News).This was a 
welcome relief, not only as people enjoy the social 
interaction (from a safe distance) but also in 
getting the economic wheels to start turning. 

As we start to see the easing of restrictions, 
how will this factor into the property market?In 
short, we are seeing a reduction in sales volumes, 
combined with a reduction in listings.The March 
2020 quarter saw volumes fall by 27 per cent 
(source: REINT magazine), however as this data is 
captured pre-COVID-19, the June quarter will show 
a clearer picture as to the full effects of the virus 
and its impact.

Commentary in the market is echoing last 
month’s view of a wait and see approach as we 
wade through the pandemic.With the return of 
open homes part of the easing of restrictions, 

Northern Territory

hope remains that we may see an increase in 
transactions in the market. 

One positive that has come from the virus is 
the rise in renovations and the associated wider 
reaching benefits of this.A major factor in the 
Northern Territory has been the release of the 
Home Improvement Scheme.This scheme saw an 
initial $30 million of funding allocated to home 
and also business improvements where the 
government will give a voucher worth $4,000 
if owners contribute at least $1,000 of their 
own money, or a voucher worth $6,000 if they 
contribute at least $2,000 of their own money with 
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Speaking locally, the preferred established 
locations are our northern suburbs.Being in a 
tropical climate with proximity to the beach, 
preferences lean towards larger outdoor living 
areas or the added benefit of a pool.23 Yanyula 
Drive, Anula is an example of a typical three-
bedroom, one-bathroom home found in these 

With the added benefit of a pool and larger 
entertaining area, this renovated home sold for 
$585,000.Compare this with properties without 
the pool or entertaining area that are currently 
for sale for anywhere up to $100,000 less in 
some locations. 

There are however some minor drawbacks of 
the scheme.Any property owned in a trust or 
company name cannot apply and if a property is 
owned in joint names, one grant will be applied 
to both owners.Some works are excluded such as 
solar panels and works on a do-it-yourself basis.
While these may frustrate some owners, we see 
great overall benefits for this scheme, not just for 
economic restart but the revitalisation of property 
in the Northern Territory as a whole.

Where to from here?As said in previous reviews, 
the matter of COVID-19 is still very much in the 
wait-and-see position.The Northern Territory 
has been tremendous in flattening the curve 
and we are now beginning to see the easing of 
restrictions as a result of the swift action taken.
What does that mean for the property market?If 
we can continue on the current trajectory, with 
social distancing and also avoiding the second 
wave, we may see confidence return much sooner 
than expected with local sentiment already 
beginning to turn.

the idea being to get screwdriver ready projects 
out the door. The scope of possible works that 
could be done is quite varied and only needs to be 
completed by someone who is a licenced trade, 
not related to the recipient of the grant (source: 
business recovery.nt.gov.au).

The uptake on this was enormous.Funding was 
pushed out to $100 million by the Northern 
Territory government with the idea of getting 
20,000 applications and work to be undertaken 
over the next six to nine months, a great incentive 
for not only home improvements but a kick starter 
for trades and services. 

Another great positive in this scheme is that 
investors can also benefit, the government making 
it clear from the onset that investors who own a 
home and are a resident in the Northern Territory 
could also benefit. 

Speaking with local agents, renovated homes 
continue to draw good enquiry and with the 
easing of open home restrictions, this will only 
improve.Uptake of the scheme has also been 
varied, with homes in all areas and wide ranging 
price brackets taking up the opportunity to 
renovate and improve. 

23 Yanyula Drive, Anula Source: realestate.com.au 
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Canberra
We are now, at the time of writing this, almost two 
months into these tough social distancing rules, 
restrictions and temporary closures of many 
businesses across many industries.Although it feels 
like it has been a lot longer, it is still quite early into 
the influence this COVID-19 pandemic is likely to 
have on our lives, the (macro) economy and what 
was and will be considered the norm for many 
different things moving forward.

When specifically looking at the residential 
property market, there were some obvious sudden 
impacts, such as the banning of on-site auctions 
and all open homes to be by appointment only. 
There were also sudden changes to levels of market 
sentiment, for instance how confident purchasers 
in the market felt buying a new property and 
committing to a mortgage in a time of current 
economic uncertainty or paying top dollar for a 
property in a desirable location.

What has been less sudden and to be frank, 
what most of us are interested in, is the impact 
on property values.The property market (value 
speaking) is a lag indicator, so changes in value 
due to the COVID-19 pandemic are still too early 
to call, however to get some indication of where 
things are tracking, the best evidence to look at is: 
properties that have sold from April to now; how 
long properties are taking to sell; and whether 
there have been (and how many) downward price 
adjustments made to properties with an advertised 
price guide.Speaking specifically of Canberra, the 
market has held its ground since late March with 

prices remaining consistent with pre-COVID-19 
levels, but moving forward, it may be a case of 
groundhog day with prices remaining where they 
are and growth very much negated by the fact that 
confident market sentiment is no longer there.

The topic of renovations and value-adding is a 
contentious one.Generally speaking, the kitchen 
and bathroom areas of a property are where it 
is wise to invest capital, either through regular 
maintenance or upgrading, as these are focal 
communal points of a property where significant 
time is spent.In current circumstances, it is those 
who bought five plus years ago who are in the 
best position to do this, drawing on the growth in 
their equity of their property from good capital 
growth to pay for renovations to invest back into 
their property.

A local example is a property in the south side 
suburb of Chisholm, which has a median house 
price of $607,500 (source: realestate.com.au 
pricing data as at 28 April 2020).Comprising a 
small, 1990s built three-bedroom, one-bathroom 
dwelling with a dated fit-out located on a small 
block, it was purchased in 2001 for a figure in the 
vicinity of $150,000.Valued as it was, a figure of 
$450,000 was adopted based on the valuation 
assessment method.This represented a tripling in 
its value over that time period just from capital 

growth.The client was able to tap into the increase 
in their equity to undertake an internal renovation.

Those who purchased during the market peak (2018 
to 2019) haven’t seen the previous levels of growth 
continue, so the growth in their equity may not be 
sufficient enough to use to undertake renovations.

Day-to-day work volumes on a ground level haven’t 
shown any noticeable increase in the number of 
requests coming through for owner occupied or 
investor properties being renovated.The desire to 
undertake such a project may be there, as more 
people work from home and become aware of 
dated internal fit-outs or neglected maintenance, 
however home renovations are likely to be 
considered a luxury and non-necessity, therefore 
in a period of restrained consumer spending, 
there hasn’t been a sudden rise in the number of 
renovation jobs for established properties.

Those that are coming through tend to be owner-
occupied properties.Property owners in a position 
to invest back into their property are doing so for 
their primary place of residence and it tends to be 
suburbs where the majority of the residential stock 
was established in the mid-1980s and early 1990s, 
such as Isabella Plains, Calwell and Theodore.
These properties are now 25 plus years old and are 
showing their age through dated internal fit-outs 
and worn appliances.In the current circumstances, 

Month in Review
June 2020Australian Capital Territory

Speaking specifically of Canberra, the market has held its  
ground since late March with prices remaining consistent with  
pre-COVID-19 levels.



R
E

S
ID

EN
TI

A
L

Month in Review
June 2020

63

bathroom, which was a relatively small size, 
measuring 5.4 square metres. The two quotes 
were $40,000 and $25,000.Richardson is one of 
Canberra’s most affordable suburbs and to outlay 
a significant sum for a small bathroom renovation 
did not make economic sense as buyer demand 
for high-end bathroom fit-outs in Richardson isn’t 
strong.Before undertaking any renovation work, 
consider what the market demands in a specific 
location in order to invest effectively and avoid 
overcapitalising.

these properties also tend to be the most sensible 
to renovate, particularly three-bedroom properties, 
as their buy-in price point tends to be in the low to 
mid $500,000 range.Their post-renovation buy-in 
price point usually ranges from high $500,000 to 
mid $600,000 depending on the level of finishes 
and if the property is a bathroom plus ensuite 
property.Properties within this price range are 
sensible to renovate as they are consistently within 
an in-demand price range due to their relative 
affordability in the context of Canberra, where 
the median house price at the end of 2019 was 
$788,621 (source: domain.com.au - Domain House 
Price Report, December Quarter 2019).

When renovating your property it is also important 
to consider that a half-hearted approach, so to 
speak, won’t necessarily see an increase in value 
as opposed to a full renovation, for example, if 
your property has a dated internal fit-out, choosing 
to (just) update the vanity unit in the bathroom, 
or appliances only in the kitchen but leaving 
everything else as is.This is often because it is an 
expectation of the market that these high-use items 
are in good working order and merely updating 
them is bringing the property in line with what 
the market expects when paying for a habitable 
property.To maximise any increase in value 
when renovating, it is best to do a full kitchen or 
bathroom renovation.

Another important thing to consider is price.It 
is important to source multiple quotes.One local 
example saw a client in the suburb of Richardson 
source two quotes for the renovation of their 

Saw a client in the suburb of Richardson source two quotes for 
the renovation of their bathroom. The two quotes were $40,000 
and $25,000.
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Hobart/Launceston/regional
At the time of writing there are only 11 active 
Covid-19 infections in the state, four of those being 
hospitalised.

Restrictions are slowly easing. Real estate 
agents can hold socially-distanced open homes 
and auctions.

However it is going to be a while before the 
island state is open to tourists from the mainland 
again with the premier saying he will announce in 
July when we may expect the border restrictions 
to ease.

Onto renovations and our ‘big green’ hardware 
stores have been the go-to during the last few 
months. Like elsewhere in the country many 
Taswegians have been working from home (or being 
out of work at home) and thus have the opportunity 
to tend to those odd jobs. However we have not 
seen wide scale larger renovations/extensions. 
Builders have reported an increase in the smaller 
jobs but a decrease in quoting opportunities for 
those larger capital expenditure projects.

Interestingly some Airbnb operators are taking 
this opportunity to undertake maintenance and 
upgrading works while their properties are having 
down time. Initially we did see a rush of these types 
of properties into the traditional rental market. 
This transition has now slowed with owners now 
choosing to undertake maintenance and wait it out.

The obvious withdrawal of mainland buyers 
from our market would be expected to open up 
opportunities for the local buyer and even local first 
home buyer. Headline reports had sales activity 
down a third in April in some markets. However 
we have not yet seen any discernible movement in 
pricing. Nor have there been a rush of first home 
buyers into the market. Perhaps the talk that the 
State Government is going to raise the FHG from 
the current $20,000 to $40,000 is the incentive 
this buying segment needs to keep their powder 
dry for the moment!

There is a general feeling with the easing of 
restrictions that the island with its natural ‘ocean 
barrier protection’ is well positioned to work its 
way out of the last few months. Hopefully the state 
will soon be virus clear. This can only enhance 
our clean/green image to the wider world and 
potentially encourage further migration from the 
mainland states and territories.

Interesting times ahead!

Tasmania

Onto renovations and our ‘big green’ hardware stores have  
been the go-to during the last few months. 
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Overview
The rural sector remains a bedrock of the 
Australian economy, but the influence of trade 
wars, pandemic outcomes and commodity prices 
continue to rapidly play out in this market.

To help keep you informed, our rural teams are 
providing up-to-the-minute analysis of how rural 
real estate is performing across their speciality 
locations and industries.

Echuca/Deniliquin
A good autumn with most of the area receiving 
around 100 millimetres of rain during March and 
early April has instilled early confidence in a 
reasonable season.Combined with the long term 
forecast of good rains for the 2020 winter season, 
the general outlook for the rural sector is good.

Locally, farmers are quite confident of a good 
season and reasonable commodity prices despite 
the obvious impact of COVID-19.

Agents are reporting a gradual increase in enquiry 
for rural property over the past month or so that 
will no doubt translate into a gradual improvement 
in sales activity.

We are aware of two sales contracted in late March 
that are at levels similar to pre COVID-19.

A significant influence in the market has been the 
low interest rates and the perception that interest 
rates will remain at or around this level for the 
foreseeable future.

A mixed irrigation and dryland holding to the south 
of Deniliquin contracted for sale in April 2020 
for about $10 million, showing around $2450 per 
hectare excluding water. The purchasers were 
local farmers, indicating plenty of confidence and 
strength in the market place.

At this point in time, the general outlook for rural 
values in the area is for values to steady or see a 
slight rise. 

Mildura
The developing Covid-19 virus has coincided with 
the breaking of the drought in this region and has 
injected much needed confidence into the dryland 
farming and grazing sector.

A recent discussion with a Millewa (west of Mildura) 
farmer reports that for the two years up to 31 
December2019 only 157mm of rain was recorded. In 
the past 3 months of 2020 they have received over 
160mm which has provided an optimum autumn 
break with the majority of crops now planted. The 
long range forecasts suggesting above average 
rainfall for the region has also given producers the 
hope of a very good season. 

Since January there has been renewed interest 
in Millewa land which for the past five years has 
pretty much remained stagnant in regard to value. 
Five properties have been sold/contracted over the 
past 4-5 months (all to ‘outside’ purchasers) with 
value levels 10 to 20 per cent above previous levels 
achieved in the past two years. 

Marketing of the 2020 table grape crop has been 
affected by the Covid -19 pandemic, with supply 
chain and logistics disruptions into most of our 
export markets.This ultimately resulted in reduced 
price levels at the back end of the harvest, and 
also an oversupply in our domestic market. 
The growth in recent years of direct purchase 
agreements between supermarkets and some 

larger growers has provided these growers with 
some greater certainty in the disposal of fruit 
onto the domestic scene. 

We are aware of one significant table grape 
property recently being contracted for sale at 
levels slightly firmer than indicated by previous 
sales, which suggests there is long term confidence 
in the industry and that Covid-19 has not had any 
immediate effect on buyer demand.

The citrus harvest has commenced in this region 
with high hopes of another good season. Early 
reports suggest that fruit quality and size is 
superior to 2019 however yields are likely to be 
slightly down. Initial early season pricing indicates 
firm levels of between $750 and $1000 per tonne 
for premium early navel varieties. The main 
concerns facing the industry revolve around the 
political tension with China, particularly if China was 
to ‘shut its door’ on Australian fruit. However, the 
industry is hopeful that there is sufficient demand 
from other countries to absorb our supply albeit 
at a likely reduced price. With a change in market 
direction it also brings the concern of foreign 
agents reneging on orders or payments. Other 
concerns include sourcing a suitable labour force 
(heavily dependent on overseas backpackers and 
islanders) and the lack of information on whether 
there will be enough available containers and ships 
to actually move the fruit.

The weaker AUD remains a competitive advantage 
for exporters and the removal of tariffs on a large 
proportion of Australian goods is also viewed 
positively for the Agri sector. However, the sector 

The developing Covid-19 virus has coincided with the breaking 
of the drought in this region and has injected much needed 
confidence into the dryland farming and grazing sector.
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North and North Western QLD
Live Export decision – Certainly this is a decision 
that is positive for northern Australian cattle 
industry sentiment. The following graph shows the 
severe impact to the North Queensland grazing 
property market in 2011. The impact to breeding 
property market demand and subsequent values 
certainly continued into 2015/16.

* Properties > 2500ha
Source: HTW Analysed Sales
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Northern Central Downs

Other North Queensland

Season – summer wet season was patchy. Grass 
growth was variable. There was good flinders grass 
in the Julia Creek /Richmond area. Hay bailers have 
been busy bailing the flinders grass while the grass 
was worth it. Winter rain has now spoiled (reduced 
nutrition) some of this grass. 

If its not one thing it’s been another for the 
downs country graziers, earlier in the season, 
grasshoppers chomped their way through a lot of 
good grass. Graziers are now implementing selling 
programmes to reduce stock due to the drop in 
grass quality and quantity.

From Charters Towers heading north, the summer 
rain was patchy again. Some areas had good rain 
and others very little. Going into winter there is a 
reduced body of grass. Winter is certainly cold, and 

Wimmera reaching over $9880 per hectare for 
smaller parcels and grazing land down south well 
over $12,350 per hectare.

Labour shortages may be an issue for the more 
northern fruit picking markets but from all reports, 
this region appears to be attracting its sons and 
daughters back to farms from hospitality and 
associated city lives during this crisis.With reports 
of daughters driving tractors and kids helping move 
sheep, ag is looking sexier than ever to some of the 
younger generation who are starting to appreciate 
the lucky country we live in.

Some of the more intensive asset classes in 
this region are having mixed results from the 
pandemic.Vegetable producers in particular and 
producers supplying the major supermarkets 
struggled to keep up with demand during the 
early days of hoarding which resulted in a spike in 
vegetable prices to the farm gate.On the flip side, 
those exporting produce overseas or selling into 
premium markets have been hard hit and left with 
excess produce in some instances.This is especially 
evident in the wine regions of the Coonawarra and 
Barossa where wineries, cellar doors and many 
associated food and tourism businesses have 
been decimated by the closure of their export or 
local markets and tourism.The flow on effect to 
producers is evident.It is these sub-regions and 
intensive businesses that are generally the source 
of the largest proportion of employment in these 
areas.The impacts of the pandemic will likely 
have a lasting impact on these local economies, 
however, the Australian ag sector more generally 
remains incredibly resilient and it will likely take 
more than this pandemic to keep it down.

is not without its concerns with changing global 
macroeconomic conditions, including the recent 
Chinese tariff reviews on barley and the banning 
of products from certain meatworks is causing 
concern for future export arrangements. In addition 
the Australian Wool Exchange Eastern Market 
Indicator index has fallen almost 25 per cent since 
January 2020 due mainly to the Coronavirus 
shutdowns of most export countries. 

Western VIC and SE SA
During the early panic-stricken days of COVID-19 
in March, a number of agents advised of 
cropping and grazing buyers pulling offers on 
properties going to tender due to the significant 
uncertainty surrounding the pandemic. Weeks 
on, those offers being pulled from the market 
really seem immaterial as the properties sold 
regardless and farmers more generally have 
gained confidence that they are a required 
essential service, maybe more so than ever.
They are also probably the least likely to be 
stopped in their tracks due to social distancing 
requirements.The current depth of demand 
in the market for cropping and grazing land 
is significant and demand still far outweighs 
supply in most areas.Cropping and grazing 
farmers in this region have been lucky in recent 
times to avoid the bushfires and droughts 
of the recent past and continue to go about 
their daily business on farm.Many farmers 
are currently getting ready to or have already 
started to sow their winter crops.Sales remain 
few and far between due to a limited supply to 
the market but every sale appears to be setting 
a new benchmark with cropping country in the 

Weeks on, those offers being pulled from the market really seem 
immaterial as the properties sold regardless.
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 ◗ Lesdale, Charleville-14,827 hectares-EOI

 ◗ Murilla, Meandarra-7655 hectares-EOI

 ◗ Nungil, Charleville-14,524 hectares–to be 
auctioned 17 June

 ◗ Tomoo, Mungallala-18,215 hectares-private 
treaty after being removed from auction terms

 ◗ Mundibulanga, Drillham-2678 hectares-EOI

 ◗ New Cashmere, St George-4458 hectares-EOI

 ◗ Greenoaks, Mitchell-5100 hectares–auction held 
22 May

 ◗ Yambutta, Quilpie-41,083 hectares–to be 
auctioned 13 July

 ◗ Whyenbirra, Bollon-14,358 hectares-to be 
auctioned 18 June

 ◗ Terrica aggregation, Texas-15,990 hectares-EOI

 ◗ Kilto, Wandoan-4042 hectares-EOI

Recent sales include:
 ◗ Cooraki, Surat-2128 hectares-sold $3.85 million 

($1809 per hectare)

 ◗ Glen Lindon, Injune-2627 hectares-sold $3.4 
million ($1294 per hectare)

 ◗ Oban, Jimbour Plains-377 hectares-sold at 
auction $4.705 million ($12,599 per hectare)

In summary, the market may be approaching a 
tipping point where the strong increase in listings 
may see values stabilise following a period of 
strong growth. 

cattle or meat markets, the rest of 2020 remains in 
positive territory.

Darling Downs
An increase in listings across the western Darling 
Downs, Maranoa and northern New South Wales 
regions has been observed over the past two 
months. Agents are reporting that sellers are 
looking to capitalise on the good bodies of feed now 
on the ground following years of drought.Strong 
re-stocker demand continues to support high cattle 
prices, which are underpinning grazing land values. 

The cattle market remains strong despite the 
country now haying-off in most areas and should 
the good rain forecast over the winter fail to 
eventuate, the body of feed currently available runs 
the risk of spoiling.In the Darling Downs region, 
many farming operators are holding off planting 
until receiving beneficial rain to provide a full 
moisture profile. 

As supply increases, there is strong potential 
for a softening in market sentiment as the pool 
of potential buyers is absorbed.The impacts of 
the barley tariffs and Australian meat export 
restrictions by the Chinese government may reduce 
buyer confidence, however these effects may take 
some time to play out.

Some recent listings in south-east and south-
west Queensland include:

 ◗ Telco, Roma-939.5 hectares-to be auctioned 18 
June

 ◗ Dunkery, Condamine-2944 hectares-to be 
auctioned 11 June

 ◗ Spring Grove, Roma-2496 hectares-to be 
auctioned 2 July

 ◗ Wattlevale, Moonie-3138 hectares-EOI

as yet, little to no frosts. Having had some areas of 
winter rain, it would be a pain if there were frosts 
to follow.

CVOID 19 has been good in some regards and 
painful in others. Cattle prices have been good, 
however the trade disruptions to Live Export 
orders has placed pressure on graziers to find 
grass to hold cattle while this turmoil passes. This 
is a similar impact as the Live Export ban where 
export market suited cattle suddenly could not 
be sold and grass had to be found immediately to 
put these cattle onto. Luckily there has been good 
rain in southern districts to take agistment in the 
short term.

Lately there have been cattle trucks firing up again 
and carting cattle to Townsville bound for Vietnam. 
This will alleviate some grazing pressure and 
cashflow risk to export orientated businesses. At 
this stage, there does not appear to be a negative 
impact on industry sentiment or property values 
from this disruption.

Demand for grazing land is still solid. There are 
less southerners looking around up north here at 
present. They have had good seasons and are not 
under pressure to find grass like they were last 
year.

Local buyers are buoyed by two factors, cattle 
pricing and low interest rates. While these two key 
fundamental drivers are at current levels, sellers’ 
market conditions prevail. There are some potential 
vendors starting to think that this is the time to exit. 
The land pricing like this, some property owners are 
starting to really think about their asset and family 
direction. 

At this stage, the northern and north western 
Queensland grazing property market values have 
risen in the last year. Without any surprises from 
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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 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market Shortage of 
available property 
relative to demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Increasing Increasing Increasing Steady Steady Increasing Steady Steady 

Demand for New Houses Soft Fair Soft Soft Very soft Fair Fair Soft 

Trend in New House Construction Increasing Increasing Steady Increasing Increasing Steady Steady Steady 

Volume of House Sales  Declining Declining 
significantly 

Declining Declining Steady Declining Steady Steady 

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

Bottom of market Starting to decline Bottom of market Peak of market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Almost never Occasionally Occasionally Occasionally Frequently 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 – Units 

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 Balanced market Shortage of 
available property 
relative to demand 

Balanced market Balanced market 

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

Demand for New Units Soft Soft Soft Fair Soft Fair Fair Soft 

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

Volume of Unit Sales Declining Declining 
significantly 

Declining Declining Declining Declining Declining Declining 

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

Approaching bottom 
of market 

Starting to decline Bottom of market Declining market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Frequently Almost never Very frequently Occasionally Very frequently Frequently Almost never 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 – Retail 
 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

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

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market 

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

Rental Rate Trend Declining Declining Declining Stable Declining Stable Stable Declining 

Volume of Property Sales  Declining Declining Declining 
significantly 

Declining Declining Steady Steady Steady 

Stage of Property Cycle Starting to decline Peak of market Declining market Bottom of market Bottom of market Approaching 
bottom of market 

Bottom of market Starting to decline 

Local Economic Situation Contraction Contraction Severe contraction Flat Contraction Contraction Contraction Flat 

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 

Southern 
Tableands Sydney 

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

Shortage of 
available property 
relative to 
demand 

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

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

Demand for New Houses Soft Fair Fair Fair Soft Fair Fair Fair Soft 

Trend in New House 
Construction 

Steady Declining Steady Increasing Increasing Steady Increasing Declining Increasing 

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

Increasing Declining 

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

Are New Properties Sold 
at Prices Exceeding Their 
Potential Resale Value 

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

 
Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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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 Soft Fair Fair Fair Fair Fair 

Trend in New House Construction Increasing Declining Steady Steady Increasing Steady 

Volume of House Sales  Steady Steady Declining Increasing Steady Declining significantly 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Occasionally Occasionally Very frequently Occasionally Frequently 

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

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

Highlands 
Southern 

Tableands Sydney 

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

Balanced market 

Steady Steady Steady Steady Steady Tightening Steady Steady Increasing Steady 

Soft Strong Fair Fair Fair Fair Fair Fair Soft Soft 

Declining Declining Increasing Increasing Steady Steady Steady Steady Increasing Declining 

Declining Increasing Declining Declining Steady Declining Declining 
significantly 

Steady Declining Declining 

Declining market Peak of market Starting to decline Starting to decline Starting to decline Starting to decline Starting to decline Bottom of market Starting to decline Declining market 

Frequently Occasionally Almost never Almost never Almost never Occasionally Occasionally 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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Country New South Wales Property Market Indicators - Units 

Factor 
 

Albury Bathurst Dubbo Tamworth Illawarra 

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

Rental Vacancy Trend Steady Steady Steady Steady Increasing 

Demand for New Units Soft Fair Fair Strong Fair 

Trend in New Unit Construction Increasing Increasing Declining Increasing Steady 

Volume of Unit Sales  Steady Steady Steady Steady Declining significantly 

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

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Occasionally Occasionally Occasionally Frequently 

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

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

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 Steady Steady Increasing Increasing Increasing sharply Steady Increasing Increasing Steady Increasing 

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

Volume of Property 
Sales  

Steady Steady Declining Steady Declining Steady Steady Declining 
significantly 

Steady Declining 

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

Approaching bottom of 
market 

Starting to 
decline 

Starting to 
decline 

Declining 
market 

Peak of 
market 

Starting to 
decline 

Local Economic 
Situation 

Flat Flat Contraction Flat Contraction Flat Severe 
contraction 

Contraction Steady growth Contraction 

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

Significant Significant Large Large Large Significant Significant Large Significant - 
Large 

Significant 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Victorian and Tasmanian Property Market Indicators – Houses 
Factor Geelong  Melbourne  Shepparton Mildura Mount Gambier  

 
Hobart Burnine/ 

Devenport  Launceston  

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 

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

Rental Vacancy Trend Increasing Increasing Steady Tightening Increasing Increasing Steady Steady 

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

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

Volume of House Sales  Declining Declining significantly Steady Increasing 0 Declining Steady Steady 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Almost never Almost never Almost never Occasionally Frequently Occasionally Occasionally 

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

Factor Geelong  Melbourne  
 

          Mt Gambier Shepparton  Mildura Hobart  Launceston  Burnie/Develport 

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

Large over-supply of 
available property 
relative to demand 

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 

Shortage of 
available property 
relative to demand 

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

Demand for New Units Fair Soft Fair Fair Fair Fair Fair Fair 

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

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

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Almost never Almost never Very frequently Almost never Frequently 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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Victorian and Tasmanian Property Market Indicators – Industrial 
Factor 

 
Ballarat 

 
Bendigo Echuca Geelong Gipsland  Melbourne Mildura 

 
Burnie-Devonport 

 

 
Hobart 

 
Launceston 

Rental Vacancy 
Situation 

Balanced market 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 

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 Stable Declining Stable Declining Stable Declining 

Volume of Property 
Sales  

Declining Steady Steady Declining 
significantly 

Steady Declining Steady Steady Steady Steady 

Stage of Property 
Cycle 

Rising market Rising market Declining 
market 

Peak of market Declining 
market 

Peak of market 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 

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 

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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Queensland Property Market Indicators – Houses 
Factor Cairns Townsville Whitsunday Mackay Rockhampton Emerald Gladstone Bundaberg Hervey Bay Sunshine 

Coast Brisbane Ipswich Gold 
Coast Toowoomba 

Rental Vacancy 
Situation 

Balanced 
market 

Balanced 
market 

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 

Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative 
to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Rental Vacancy 
Trend 

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

Demand for New 
Houses 

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

Trend in New 
House Construction 

Steady Steady Steady Steady Declining Steady Steady Steady Declining Steady Steady Steady Increasin
g 

Increasing 

Volume of House 
Sales  

Declining Declining Steady Increasing Increasing Steady Increasing Increasing Steady Declining Declining Declining Declining 
significa
ntly 

Declining 

Stage of Property 
Cycle 

Starting to 
decline 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Rising market Rising market Rising 
market 

Bottom of 
market 

0 Approaching 
peak of 
market 

Declining 
market 

Declining 
market 

Declining 
market 

Bottom of 
market 

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale 
Value 

Occasionally Almost 
never 

Almost never Occasionally Occasionally Occasionally Occasionally Almost 
never 

Occasionally Occasionally Occasion-
ally 

Occasionally Frequent
ly 

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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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 

Balanced 
market 

Balanced 
market 

Over-supply 
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 

Shortage 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 

Balanced 
market 

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

Demand for New 
Units 

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

Trend in New Unit 
Construction 

Steady Increasing Increasing 
strongly 

Increasing Steady Increasing 
strongly 

Steady Steady Declining Steady Increasing Increasing Steady Increasing 

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

Declining 

Stage of Property 
Cycle 

Starting to 
decline 

Start of 
recovery 

Bottom of 
market 

Start of 
recovery 

Rising 
market 

Start of 
recovery 

Rising 
market 

Bottom of 
market 

Rising 
market 

Approaching 
peak of 
market 

Declining 
market 

Declining 
market 

Declining 
market 

Bottom of 
market 

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 Frequently Frequently 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 | June 2020QQuueeeennssllaanndd  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––RReettaaiill  
Factor Cairns  Townsville  Mackay  Bundaberg  Rockhampto

n Gladstone  Emerald  Hervey Bay  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 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

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 Increasing 
sharply 

Increasing 
sharply 

Increasing Increasing 

Rental Rate 
Trend 

Stable Stable Stable Stable Stable Stable Stable Stable Stable Declining Declining Stable Declining 

Volume of 
Property Sales  

Steady Steady Declining Steady Steady Steady Steady Steady Increasing Declining 
significantly 

Declining 
significantly 

Declining Declining 

Stage of 
Property Cycle 

Starting to 
decline 

Bottom of market Start of 
recovery 

Bottom of 
market 

0 0 Bottom of 
market 

Bottom of 
market 

Approaching 
peak of 
market 

Declining 
market 

Declining 
market 

Starting to 
decline 

Declining 
market 

Local Economic 
Situation 

Contraction Flat Steady 
growth 

Flat Flat Flat Flat Steady 
growth 

Flat Severe 
contraction 

Severe 
contraction 

Contraction Contraction 

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

Small Significant Significant Significant Significant Significant Small - 
Significant 

Significant Significant Large Large Significant Large 

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

Rental Vacancy 
Situation 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced market 

Rental Vacancy 
Trend 

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

Demand for 
New Houses 

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

Trend in New 
House 
Construction 

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

Volume of 
House Sales  

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

Stage of 
Property Cycle 

Approaching 
peak of market 

Approaching 
peak of 
market 

Approaching 
peak of market 

Bottom of 
market 

Bottom of 
market 

Bottom of 
market 

Approaching 
bottom of 
market 

Declining 
market 

Starting to 
decline 

Rising market Declining 
market 

Declining market 

Are New 
Properties Sold 
at Prices 
Exceeding 
Their Potential 
Resale Value 

Occasionally Occasionally Occasionally Frequently Almost never Occasionally Occasion-
ally 

Occasion-
ally 

Occasionally Almost never Occasionally Almost never 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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SSAA,,  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 

Rental 
Vacancy 
Situation 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced market 

Rental 
Vacancy 
Trend 

Steady Steady Steady Steady Steady Steady Tightening Tightening Increasing Tightening 
sharply 

Tightening 
sharply 

Steady Steady 

Demand for 
New Units 

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

Trend in 
New Unit 
Construction 

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

Volume of 
Unit Sales  

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

Stage of 
Property 
Cycle 

Approaching 
peak of 
market 

Approaching 
peak of 
market 

Approaching 
peak of 
market 

Rising market Bottom of 
market 

Bottom of 
market 

0 Approachin
g bottom of 
market 

Declining 
market 

Approaching 
peak of 
market 

Rising 
market 

Declining 
market 

Declining market 

Are New 
Properties 
Sold at 
Prices 
Exceeding 
Their 
Potential 
Resale 
Value 

Occasionally Occasionally Occasionally Occasionally Almost never Almost never Very 
frequently 

Occasion-
ally 

Occasion-
ally 

Occasionally Almost 
never 

Occasionally Almost never 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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 SSAA,,  NNTT  aanndd  WWAA  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  RReettaaiill 

 
Factor Adelaide Adelaide Hills Barossa Valley Alice Springs Darwin Perth South West WA 
Rental Vacancy Situation Balanced market Over-supply of 

available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Large over-supply of 
available property relative 
to demand 

Over-supply of available property 
relative to demand 

Rental Vacancy Trend Steady Steady Steady Steady Increasing Increasing sharply Increasing 

Rental Rate Trend Stable Stable Stable Stable Stable Declining Declining 

Volume of Property Sales  Declining Steady Steady Steady Steady Declining Declining 
Stage of Property Cycle Bottom of market Start of recovery Start of recovery Bottom of market Bottom of market 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 

Balanced market 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 

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

Steady Steady Steady Steady Increasing Increasing sharply 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 
 

                                            
               
   

0

1

2

3

4

5

6

Rental Vacancy Trend

Increasing 

Sharply

Increasing

0

1

2

3

4

5

6

Local Economic Situation

Severe 
Contraction

Contraction

Flat

Steady Growth
0

1

2

3

4

5

6

7

8

9

Stage of Property Cycle
Peak of Market

Starting to 

Decline

Approaching 

Peak

Declining 

Market



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




