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What a difference a year makes.

Herron Todd White met its challenges head on.
By drawing on the experience of our people, and
strategically adding high-calibre professional to
our roster, we came up with innovative solutions.
Our award-winning Contactless Inspection Tool
was just one example, but we also found new ways
to maintain productivity and connectivity.
Property markets have been an excellent example
of resilience too. For instance, early on in the
pandemic, many expected residential real estate
sales and rentals to struggle. Yet most markets in
that sector are now seeing extraordinary demand
from buyers and tenants.

investment, particularly for markets outside the
eastern seaboard.
Our main submissions give local perspectives
on how industrial investment will track over the
remainder of the year as well.
Some example stories include:
◗ Sydney – there’s early indications of the return
of pre-COVID demand,
◗ Brisbane – notable lease expiries might
challenge the market in 2021,
CEO

Twelve months have passed since Australia
implemented measures to suppress COVID and
control the pandemic. During that time, we’ve
discovered ways to adapt, endure, and even
thrive, in our endeavours.

◗ Cairns – the pandemic response may have
proved a boost to the local sector.
Please enjoy our commercial section of March’s
Month In Review.
Gary Brinkworth

Staying abreast of change is the foundation of our
commercial section in this month’s report, which
focusses on industrial property in 2021.
The feature article has two of our leading
industrial experts discussing how the past
year altered the face of industrial real estate

Early on, residential real estate sales and rentals were expected
to struggle, yet most markets are now seeing extraordinary
demand from buyers and tenants.
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Has the pandemic delivered widespread change to industrial investment?
When it comes to property investment, we’ve seen a raft of change sweep through
markets over the past 12 months. From the uncertainty of March 2020 to value rises
come 2021.
Of course, property is a broad church – particularly within the commercial sector – and
that’s perhaps been best demonstrated by the disparate performance between office,
retail and industrial assets.
And it’s the last of these that seems to have most successfully weathered the
pandemic’s challenges.
So, how has the perception of industrial property changed over the last year and are
any market upswings entrenched?

CHRIS WINTER
Commercial director at Herron
Todd White Adelaide
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GREG LAMBORN
Director at Herron Todd White
Perth
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“They’re looking at industrial now as a more of a safer option,
and they’re channelling their money into industrial assets more
than office and retail.”
Mr Winter said perhaps the most promising
elements of the turnaround in demand from
both tenants and buyers is it appears sustainable
– particularly for property that services the
manufacturing sector.

“It’s certainly been a change in our local market.
Western Australia is mining and resources reliant,
so the last mini-boom for us was around 2011 and
2012, and industrial property performed really well
back then.”

Mr Winter said the rise in industrial’s popularity has
been due to several factors brought on by COVID.

He said those businesses that continued to operate
through 2020 have emerged stronger than ever,
and a strong manufacturing sector bolsters the
market for industrial assets.

Mr Lamborn said one area where he’s seen
a notable change is in the rise of design-andconstruct stock.

“There’s been increased demand on warehouse
space. Businesses can’t do ‘Just In Time’ stock
management at the moment because they’re not
getting stock out of China as quickly as they used to.

“If you’re manufacturing more broadly in Australia
now and you’ve worked through COVID, then
you’re, by definition, an internationally competitive
business.

“There’s also been an increased focus on local
manufacturing. In fact, large global companies are
now looking to have multiple manufacturing points
around the world and that’s having an impact on
the market.”

“You’ve come through a complete contraction
of the manufacturing sector, a global pandemic,
commodity price increases and fluctuations in
the dollar. If you’ve come through that and you’ve
survived and you’re profitable, it’s hard to imagine
what else could knock you off.

“We’ve gone through a significant one-eighty
degree turn as a result of the pandemic. I was at
a function recently where an agent said in one
suburb, he’d seen 20 sales a month of industrial
land that they couldn’t move off their books for the
five years previous. That sort of sale rate would
have been unthinkable 18 months ago.”

Mr Winter’s said his recent experience indicated
the majority of mid-level industrial property buyers
were business owners looking to secure premises,
with the low cost of borrowing helping fuel demand.

The improved perception of industrial as an
investment option is being mirrored in the west
as well.

“With interest rates as low as they are at the
moment, why would you rent when you can just
buy?”

Greg Lamborn, director at Herron Todd White
Perth, said he’s seen 2020 deliver a quick about
face on how investors treat industrial assets.

Mr Winter felt that in terms of industrial rents, his
market in particular was on the cusp of an uptick
particularly for new assets.

“There’s a renewed interest in the industrial sector
– from the institutional investors to local private
investors. They’re looking at industrial now as a
more of a safer option, and they’re channelling
their money into industrial assets more than office
and retail.”

“Rents on new builds are definitely more solid.
There’s shorter letting up periods at the moment
and that’s a precursor to rent increases.”
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“A tenant will say to a developer, ‘We’ve outgrown
our facility, so please build us something that suits
us.’ There’s been a rise in the instances of that
happening and the developers who are involved are
negotiating very attractive rentals often based on a
percentage of construction cost.”
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Beyond the eastern seaboard
According to Chris Winter, commercial director at
Herron Todd White Adelaide, there’s been a swift
turnaround in the perception of industrial property
as an asset – particularly in his part of the world.

But will this optimism be maintained? Mr Lamborn
said a full economic recovery from the pandemic
will take some time, but people who invest in the
sector are normally long-term holders of property.
Most will view the pandemic as a moment in time
during a 10-to-20-year ownership horizon.
In short, an industrial sector renaissance –
even beyond the eastern seaboard capitals – is
underway, and expectations are that well-chosen
assets will continue to provide solid overall returns
for some years yet.
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Entries coloured purple indicate positional change from last month.
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Liability limited by a scheme approved under Professional Standards Legislation.
This report is not intended to be comprehensive or render advice and neither
Herron Todd White nor any persons involved in the preparation of this report
accept any form of liability for its contents.
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Overview
Industrial property, on the whole, came up trumps
in 2020. The rise in domestic manufacturing,
boom in e-retailing, need for large scale stock
storage and ability to maintain social distancing in
workplaces all contributed to improving values for
industrial holdings.
But as we head into 2021, what’s the outlook for
this particular class of asset?

COMMERCIAL

Our valuers apply their local knowledge to reveal
the coming year in industrial property investment.

Sydney
At the start of 2020, we predicted that the
industrial market would be the one to watch for
all of the right reasons. Obviously things changed
dramatically early in 2020 and our outlook was
revised. Following the Coronavirus outbreak,
we had quite a number of concerns about the
industrial market. As it turned out, the market
performed better than we thought it would. In fact,
our last property clock completed in November
2020 had a far more pessimistic view of the
industrial market. We are now predicting a much
stronger year ahead.
Early indications are that the market is doing well
and the pent-up demand that existed prior to the
Coronavirus outbreak has returned. Fuelling the

Revesby

demand prior to the pandemic was the significant
lack of supply of industrial properties across the
Sydney area along with increased demand as
more and more businesses looked to move from
tenants to owner-occupiers and more and more
people considered utilising their self-managed

Early indications are that the market is doing well and the
pent-up demand that existed prior to the Coronavirus outbreak
has returned.

Source: realcommercial.com.au

super funds to purchase industrial property.
Combined with a growing need for warehousing
and improved business conditions, we saw
significant demand and in turn growth in both
capital values and rental rates.
In particular we have noted strong demand for
strata and freestanding properties along the
main arterial corridors. Suburbs located along
the M5 such as Revesby and Padstow have
seen significant increases in values along with
other areas such as Penrith, Silverwater and
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The increase in demand has been reflected in
the increase in values and rental rates along with
increased enquiry, exceptionally competitive
conditions whereby auctions are well attended
with multiple interested parties. Generally
speaking, there is no indication that this demand
is likely to recede.
An example of this increase in values is Moorebank
where strata units (circa 500 to 1000 square
metres) were achieving rates of approximately
$2500 to $3000 per square metre in 2019 and
2020. A recent sale of a unit with an area of
approximately 600 square metres attracted a rate
of $3250 per square metre – a near 20 per cent
increase on the last sale in the same complex in
early 2020.
The investment market has been reasonably quiet
with most investors taking a cautious approach. We
have noted that most of the demand has emanated
from owner-occupiers. Investors appear to only
be interested in properties that have strong lease
covenants with strong tenants or properties that
have future development potential.
Overall, we are somewhat more optimistic about
how the market will perform this year, assuming
there is no further economic downturn and demand
for local goods remains strong.
Angeline Mann
Commercial Director

Newcastle
The Newcastle industrial market continues to show
positive signs.
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There are a number of factors at play that make
industrial property an attractive investment in the
current climate. It is difficult to ignore the good
press surrounding Newcastle as a place to invest
and this is especially accurate when it comes to the
industrial property market. It is clear that business
confidence is at a high level and this, coupled with
the current low interest rate environment, creates
good investment conditions, and industrial property
appears to be a favourable option.
We are also now seeing less available stock on the
market, however this is not stifling demand. Recent
sales of larger-scale industrial properties have been
mostly in the traditional industrial precincts such as
Cardiff and Mayfield West with tenanted properties
showing improving yields, making this an attractive
asset in which to invest. At the smaller floor area
end of the market, strata unit sites continue to
show a high level of activity, although this activity
is driven more by owner-occupiers rather than
investors. There are some good opportunities in the
market at the moment, with Beresfield being a good
investment target due to its easy access to the M1.
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Wetherill Park which are all close to either the M7
motorway or the M4 motorway.

There is commentary at the moment to suggest
that the industrial market will continue to
strengthen, at least in the short term, in 2021 and
the current conditions support this outlook.
Scott Beker
Property Valuer

It is difficult to ignore the good press surrounding Newcastle as
a place to invest and this is especially accurate when it comes to
the industrial property market.
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Victoria
The main drivers of demand for industrial property
in Melbourne’s industrial markets continue to be
the availability of zoned and serviced land with
good access to arterial road transport networks
and the proximity of skilled and semi-skilled labour.
The strong supply of land and restricted demand
over the past ten years, particularly in the outer
western suburbs of Melbourne, has seen rents
stagnate over this period however the supply of
land, particularly larger sites, is starting to run out.
As a result, land values have continued to sharply
increase over the past two years, particularly in this
western market.
More specifically, land values of sub-5000 square
metres broke the $400 per square metre barrier
in 2020 in the face of the COVID-19 pandemic and
continued shutdowns. Price increases are expected
to continue with land drying up and developers
seeking further premiums and margins.
In addition, the west of Melbourne is considered
a preferred leasing location for large logistics
operations however even in this market, the
economic benefits of owner-occupation rather
than renting is also a factor. That said, larger
scale tenants appear to hold the upper hand
in negotiations, with incentives on some new
industrial product pushing towards 35 per cent and
face rents generally holding.
Capital values have increased, however this is
mainly due to yield compression in response to a
prolonged period of historically low interest rates
rather than any effective rental growth.

Price increases are expected to continue with land drying up and
developers seeking further premiums and margins.
Properties offered to the market with vacant
possession will also remain in favour well into 2021,
again as a result of low interest rates, however
potential owner-occupiers will need to have an
understanding of the impact of the pandemic and
associated lockdowns on their businesses before
committing to a purchase. As with many owneroccupier purchases, the buyer is often an adjoining
owner or a business in the immediate area. Further
to this, we expect to see an increase in the number
of off-market sales as opportunistic buyers with
strong businesses look past the pandemic and
position themselves for longer term growth.
On the flip side, prime investment properties are
expected to also be well sought after throughout
2021, with investors seeking properties with
national tenants and strong, long term WALEs in
excess of five years. The effect will be a fight for
quality, with cashed up investors not letting prime
assets go past. As a result, the gap between prime
and secondary property is expected to increase
further.
Industrial properties to avoid going forward include
contaminated sites and improved properties that
may have had a previous noxious or hazardous use
with possible clean up requirements. Furthermore,
properties within secondary locations away from
major infrastructure and transport routes should
also be avoided. Investing in properties with long
term tenants in declining industries (for example,

the printing and newspaper industry) should only
be pursued with the knowledge that there is a likely
chance of vacancy at the end of the lease, which
leads to vacancy costs and associated refit costs to
attract a new long-term tenant.
Although there has been significant disruption to
the market and economy over the past 12 to 24
months, including the tightening of bank finance
directly after the Banking Royal Commission in
2019, the bushfires and other natural disasters
around Christmas 2019 and the COVID-19 pandemic,
the industrial market has remained resilient and
robust. We expect this to continue throughout 2021
as the industrial market continues to take shape as
the new retail.
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Melbourne
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Jason Stevens
Commercial Director

Bendigo
The industrial sector in the greater Bendigo region
has remained stable despite negative impacts felt
in other sectors of the commercial market from
COVID-19. Agents are reporting strong interest and
this has resulted in a small number of listings in
the sector. Smaller industrial properties are in high
demand for both leasing and purchase. Demand
is driven by owner-occupiers and entry level
investors. Underlying rents and yields in the region
have remained relatively unchanged in recent
years. Rent-free incentives are however beginning
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The former Ridley Mill site, Bendigo

Source: c ommercialrealestate.com.au
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to appear. There is a notable shortage of vacant
industrial land and no known new supply coming
online this year. Construction has commenced on
existing lots that have been vacant for long periods
of time.
Our prediction for 2021 is that the upward trend in
demand will continue and could potentially lead to a
slight increase in asset prices.
Trent Goodmans
Property Valuer
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Queensland
The Australian economy has demonstrated
signs of a recovery in the early stages of 2021
which has sparked growth across many property
sectors. The industrial property market has
shown endurance throughout the first two
months of 2021, characterised by high demand
for modern assets with quality covenants. This
high demand has continued from the latter
half of 2020. Properties located in industrial
precincts are likely to exhibit strong performance
throughout the remainder of the year if the
current economic climate remains constant.
Industrial agents have reported high levels of
confidence and demand from stakeholders
across all sectors, largely influenced by the RBA’s
monetary response and minimal Coronavirus cases
nationwide. This level of confidence is likely to carry
through to the end of 2021, subject to successful
rollout of the Coronavirus vaccine. Interest rates
are expected to remain lower for longer which will
further encourage investors to finance industrial
assets. Historically low interest rates and yields at
approximately 5% to 7% will play a fundamental
role in the current market with growth in the
industrial sector likely to remain at current levels.
Another large influencing factor in its success is
the shift in demand patterns as Chinese exports
and industrial manufacturing have exhibited strong
levels of expansion, particularly in household

goods, throughout the pandemic. The need for
warehousing accommodation has increased
profoundly with many businesses reaching
warehouse capacity as they receive large volumes
of imported goods thanks to the rapid recovery in
international trading activity. In some cases, this
has forced businesses to expand their warehousing
and storage facilities, fuelling further growth within
the sector.

Commentary on the sector demonstrates signs
of consumer and investor confidence with many
predicting sustained positive growth in the mediumterm. Due to the combination of low interest
rates, increased consumption and investment, low
prime industrial vacancy rates and the rollout of

the Coronavirus vaccine, this commentary does
in fact have credibility and is in line with what we
are seeing on the ground in our day to day work.
The predictability of the market is challenged by
the uncertainty of current economic conditions,
but nonetheless the medium-term outlook for the
sector looks favourable for landlords and vendors.
The market is likely to be challenged this year
with many notable leases due to expire which will
boost demand for quality covenants and long-term
leases. This could see the implementation of higher
incentives in the form of rent-free periods to secure
a longer term certain / WALE. With JobKeeper due
to be transitioned out in March, the self-sufficiency
of less capitalised businesses will be challenged
which could lead to tenants choosing not to
exercise options, opt towards shorter leases and
downsize from larger tenancies. Investors may be
reluctant to engage in large industrial transactions
as LVRs have generally reduced across the
board, demanding a larger outlay of equity which
increases the inherent associated risks.
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Brisbane
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Prominent market indicators have shown signs
of the market leaning towards a year of positive
growth as Australia comes out of economic
recession. A positive sign for industrial property
we experienced throughout 2020 and well into
the current year is the strong performance in
cold storage, temperature controlled, third party

The market is likely to be challenged this year with many notable leases due to expire which will boost
demand for quality covenants and long-term leases.
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Industrial property yields and rents have been a
standout amongst all classes of property in the
early months of 2021, exhibiting strong yields and
healthy rents. Yields are currently ranging from
5% to 7% and while interest rates remain low,
the sector is likely to remain one of the strongestperforming asset classes. These returns have been
primarily exhibited in modern, well-leased assets
which are in high demand. The endurance shown
by the industrial sector throughout the pandemic
coupled with weaker performance by some of the
other asset classes has been a major driver in these
healthy returns. Secondary assets will continue
to face challenges with investors choosing a flight
to quality with adjustment in yield being the main
pressure point for purchasers.
With the industrial sector being the flavour of the
month so to speak, a common theme amongst

agents is that whilst demand is very strong,
securing stock is the biggest challenge. With
limited stock, potential purchasers are missing
opportunities. With this heightened demand, we
have witnessed off-market transactions being
far more common in the marketplace. Although
demand is the strongest it has been for some
years, investors still typically prefer a decent lease
covenant with a term certain / WALE of at least
three to five years. Development opportunities are
also escalated with developers buying up vacant
land and erecting high spec industrial assets. This
is with an objective of capitalising on high demand
and high absorption rates for brand new facilities.
Despite the fruit industrial property is bearing, it
has presented particular risks that lessors should
be avoiding. With JobKeeper due to end in late
March, some tenants may struggle to stay afloat
and their financial resilience will be put to the test.
This poses a risk to owners relying on single tenants
to provide rental income and may result in vacancy
periods. High vacancy periods could be avoided by
securing well-capitalised tenants with positive cash
flows. The ability to service their rent consistently
may help to mitigate the risks associated with
JobKeeper being phased out. Investors should be
wary; if an opportunity looks too good to be true, it
often is.
Terry Munn
Director

Gold Coast
Industrial properties in the Gold Coast region
are receiving very strong enquiry, particularly

bolstered by the owner-occupier buyer market
where both freestanding and strata unit
properties have reached unprecedented value
levels. This paradigm is due to affordability on an
interest only basis being largely superior to that
of a rental scenario.
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Value levels for new industrial strata units,
particularly in the south, are evidently high after
years of upward movement and have now reached
over $4000 per square metre in some cases. This
has added to the rush for developers to find new
sites for small self-storage style accommodation
which has been well received by locals due to their
relative affordability on a quantum value basis.
Some buyers are resisting this product as it is
seen to be at peak price levels on a rate per square
metre basis, preferring to hold off buying to see
how values play out.
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logistics facilities and storage assets. With online
shopping continuing its popularity, these types of
assets will be of significant utility right throughout
2021 as e-commerce continues to be consumers’
first choice for shopping. Investors are showing
signs of continued confidence leading into 2021
with high spec industrial assets being a common
theme in key industrial precincts, reflective of the
high absorption rates in the sector. The current
market favours landlords and sellers with owneroccupiers looking to acquire high quality assets
amidst the economic recovery, influenced by
high demand from tenants. This is indicative of
the market showing positive signs with elevated
transactions taking place.

There also remains a lack of industrial land supply
in the central and southern Gold Coast and
northern New South Wales areas, and accordingly
we do not foresee this sector of the market
slowing down, especially given that there are no
significant supply additions on the cards and that
interest rates will remain subdued as far as can be
predicted.
On the northern Gold Coast, the Yatala Enterprise
Area continues to develop as a major industrial
region, catering to small to major industrial users.
While there is greater future supply and value
rates are lower in comparison to the central
and southern Gold Coast, price levels are slowly
increasing. Further, the number of medium to

There have been relatively few industrial business types which have suffered from the pandemic
in this region, although we are not immune, with particular examples being in the events, tour
operation and hospitality-based sectors.
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More broadly, the health pandemic is generally
not perceived as a major threat to the industrial
market in this region due to early shutdown
measures not significantly affecting operations.
Few workers are typically required within smaller
industrial premises, as well as the pandemicinduced-internet-shopping sensation causing
warehousing to be in high demand. There have
been relatively few industrial business types which
have suffered from the pandemic in this region,
although we are not immune, with particular
examples being in the events, tour operation and
hospitality-based sectors.

large scale industrial facilities is increasing,
bringing more attention to the locality as a viable
option for growing enterprises. It is likely that the
profile of the area will continue to improve over
years to come.
A substantial supply of new industrial lots has
been brought to the northern market over recent
years, with the majority of these having sold. The
current supply of completed lots is low. The Aspire
Industrial Park at Yatala, comprising 15 lots of high
impact industry land, is now sold out, while many
of the early stages at Empire Industrial Estate have
sold out, although there is additional land available
for future stages. Many of the sold lots at Empire
have been developed with modern style, medium
sized freestanding industrial buildings for owner
occupation or leasing.
Further supply is on the way and can be found at
Yatala Logistics Hub, a new industrial area at the

Source: www.fraserspropertyindustrial.com/

corner of Stanmore and Peachey Roads, and also
at the Vantage Yatala estate in Stapylton, which
is being developed by Frasers Property. Stage
1 of Yatala Logistics Hub is nearing completion
and will provide some 38 lots over multiple
stages. Construction works at Vantage Yatala
have recently commenced and on completion the
estate will provide numerous lots over multiple
stages catering to small to large businesses (the
parent parcel is approximately 60 hectares and
development will extend over several years).
In terms of opportunities for the year ahead in the
north, over the past 20 years, Council services
(sewerage and water) have slowly been extending
throughout the region, bringing some englobo
parcels closer to maturity. There could be an
opportunity to secure an englobo lot and upgrade
it to a serviced lot. While the costs can be high and
timeframes extended, the value rate difference
between englobo and serviced land is vast.

Rental stock has diminished across the region due
to strong activity from owner-occupiers and as
a result, achievable rental rates have increased,
underpinning a strong investment market. Yields
have continued to compress and are now at rock
bottom levels – some in the order of 5.5% in the
region - however, others recently have been at 6%
net. Given the prevailing interest rate environment,
we do not anticipate any significant further yield
contraction, although rental levels could continue
to rise which would result in a slower- paced growth
trend to what we have seen in the past year.

COMMERCIAL

Vantage Yatala, Staplyton 

Month in Review
March 2021

Unless there are further outbreaks of COVID-19,
we anticipate this asset class will continue to be
perceived as a safe haven for buyers in the year
to come.
Ryan Kohler
Director

Townsville
The industrial market is gaining momentum on the
back of the mining industry with activity happening
across most sectors.
We are seeing strong southern investor interest in
good quality, purpose-built stock with strong tenant
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Vacant industrial land sales have also ticked up
from a low base and we are seeing some quasi
showroom industrial buildings under construction
to cater for the light service industry sector. These
are occurring typically in locations with good
access to arterial road networks to service the
expanding residential areas.
The established sub-$1 million market continues to
see good activity bolstered by owner-occupiers and
their access to low cost of finance.
Overall, current positive sentiment and momentum
are likely to continue throughout 2021 in line with
the increasing activity in the mining industry.
Kylie Williams
Property Valuer

Rockhampton
There is significant infrastructure spending
now occurring in the Rockhampton region and
this is set to continue over the next four to five
years. As a consequence, we expect employment
growth and that will have a positive impact on the
industrial property sector in Rockhampton. The
price of coal has been declining over the past 18
to 24 months, showing greater instability. This
may cause some uncertainty in the industrial
property sector as industries that support mining
have less certainty, however the rate of growth
in industrial markets in Rockhampton is now
more likely to be dependent on the timing of
infrastructure projects coming to fruition.
Rental rates have remained relatively stable and
there have been no notable increases, however,

As a consequence, we expect employment growth and that
will have a positive impact on the industrial property sector
in Rockhampton.
there appears to be a steady uptake of some
vacant industrial properties. There is some
potential for growth in industrial property rentals,
however we anticipate that any growth will be
moderate only.
Investors are active in all central Queensland
markets and will usually consider investment
opportunities across a number of asset classes,
including industrial property, however will place
most emphasis on WALE and tenant strength.
Yields have been tightening over the past 12 months
as our prolonged period of relatively low interest
rates has started to influence buyers. Yields for
these properties have generally been achievable
in the 7% to 9% range for local tenanted property,
which is an attractive option in comparison to our
more southern metro markets, driving interest from
non-local buyers. Yields can be somewhat lower for
property with national tenants.
Greg Williams
Director

Mackay
Demand for heavy engineering workshop
properties at Paget is improving.
The leasing market has improved since late 2019
with several new leases or lease options exercised
at net rentals above $300,000 per annum. Rental
rates have stabilised at new firmer levels.
The investment sale market continues to attract
sound demand and properties with suitable lease
covenants and unexpired lease terms of greater
than three years are actively traded up to a level
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of $8.3 million. The most recent transactions
indicate that yields may now be firming.
Recent transactions include:

506 Milton Street, Paget

COMMERCIAL

profiles, with recent sales reflecting yields in the
7.5% to 8.5% range. These are typically purposebuilt, versatile buildings with high clearance clear
span portal warehouses, having ample hardstand
areas and good vehicle maneuverability options.

Source: r ealcommercial.com.au

◗ 506 Milton Street, Paget - a modern workshop
property which sold at a price of $3.5 million with
an unexpired lease term of 4.67 years showing a
net yield of 8.42%;
◗ 3-5 Commercial Avenue, Paget - a semimodern, major warehouse facility which sold at
a price of $3.125 million with an unexpired lease
term of 3.45 years showing a net yield of 7.61%.
Greg Williams
Director

Cairns
The industrial sector in Cairns is relatively small
and its manufacturing base is largely geared
towards servicing the engineering requirements
of local and regional industries. For this reason,
most demand for industrial space is derived from
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The Cairns industrial market over the past 12
months has been strongly underpinned by the
owner and part-owner-occupier market. There
have been very few industrial investment sales
of any note, being a factor of very limited pure
investment stock with well leased properties
remaining tightly held, although there is a deep
pool of buyers waiting should such properties
come onto the market. Yields vary from high
6% (small affordable stratas) to mid 8% for
larger, older properties and prices have remained
reasonably constant throughout the year. With
the lack of any new land developed over the past
10 years and the progressive run-down of supply,
further industrial land will be required in the near
future. Land values have remained stable with the
only noticeable increase seen in small infill sites in
the closer established suburbs.
The Coronavirus to date has not had a significant
impact on the industrial market; in fact,
government stimulus packages and grants
directed towards manufacturing appear to have
had a positive influence. Enquiries to purchase
remain strong both from owner-occupiers and
investors. Enquiries to lease though have slowed
and rental levels have also remained reasonably
constant with small increases in achieved rentals.
Shane Quinn
Managing Director

Toowoomba
Demand from investors continues to be strong with
premiums achievable for assets with good tenants
on long lease terms. In recent years, net yields in
Toowoomba have ranged between 8% and 9%
for fully leased properties. Recent sales however

indicate a firming of these yields for properties with
quality tenants and a strong lease expiry.

Major sales of note in regional areas over the past
year:

Major sales of note in Toowoomba over the past
year:

◗ 70 Dalby Cecil Plains Road, Dalby: Sale price
of circa $1.83 million. 1587 square metre facility
leased to a local agricultural machinery dealer on
a new a new five year lease. Passing net yield of
8.75%.

◗ 339-351 Anzac Avenue, Harristown: $8.5
million in January 2021. A modern industrial
facility on 2.17 hectares with a net lettable area of
3286 square metres leased to a Canadian based
resources company with an unexpired lease term
of 4.5 years. Passing net yield of 6.88%.
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◗ 56 Kenilworth Street, Warwick: Sale price of $5
million. 6370 square metre facility split into three
tenancies. Majority of property leased to APN
News until October 2021. WALE of 1.54 years.
Passing net yield of 10.33%.
◗ 101 Raglan Street, Roma: Sale price of
$850,000. A modern, 634 square metre
showroom and warehouse leased to Hayman’s
Electrical on a new five-year lease. Passing net
yield of 8.16%.

339-351 Anzac Avenue, Harristown

Source: commercialrealestate.com.au

◗ 275-283 McDougall Street, Glenvale: $23
million in September 2020. A modern industrial
facility on 3.5 hectares with a high office
component. Net lettable area of 6471 square
metres sold on a leaseback basis for an initial
term of nine years. Passing net yield of 6.74%.
◗ 373 Anzac Avenue, Harristown: $15.2 million.
A modern facility with a lettable area of
approximately 5,006 square metres leased to a
truck dealership with an unexpired lease term of
5.84 years. Contained a balance land component.
Analysed net yield of 6.42%.

COMMERCIAL

businesses supporting the marine, tourism, sugar
milling, residential construction, transport and
mining services industries.

Whilst the investor market is strong, anecdotal
evidence suggests leasing enquiry is subdued
which tends to have a negative impact on vacant or
owner-occupied properties with extended leaseup periods applied for valuation purposes when
assessed on a vacant possession basis.
The reduced enquiry level is reflected in higher
vacancy levels observed in the Toowoomba
industrial precincts and a trend towards increased
incentives offered to attract tenants.
Ian Douglas
Director

Properties located in regional towns generally
achieve yields of one to two per cent softer than
Toowoomba.
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South Australia
Industrial property was able to remain resolute
through the challenges of 2020 and here in
South Australia the demand for industrial space
has been high. Many are predicting another
bumper year in the industrial market as a whole.
Infrastructure upgrades around the state, such
as the northern connector, Torrens-to-Torrens
and Regency-Road-to-Pym-Street projects
have reduced travel times to and from northern
industrial precincts and have elevated demand
for space in surrounding areas. Looking ahead,
industrial property is expected to continue
performing well throughout 2021 and beyond.
Even now that the vaccine is on Australian shores
and the first wave of vaccinations are imminent, we
aren’t expecting to see any drastic changes in the
industrial market. Adaptations that occurred due to
COVID-19 are expected to stay; as online shopping
increased drastically throughout 2020, businesses
sought new warehouse space and became bigger
occupiers in the industrial market. Whilst the
takeover of online shopping has been touted
for years, having a bricks and mortar physical
presence with an online element is crucial. As more
businesses move part of their offering online and
other businesses become larger players in the area,
the demand for warehouse and storage space is
expected to grow.
Throughout the latter half of 2020 and into early
2021, we have seen industrial rents remain steady
in major precincts around South Australia, while
land values have been creeping upwards. The

infrastructure projects have resulted in space being
occupied by the government in order to carry out
these projects, as well as suppliers and contractors
requiring space to help develop the new roads.
Investors were active in the market during
2020, with the majority of sales occurring being
investment purchases of tenanted assets. Yields
continued to compress throughout 2020, primarily
due to a record low interest rate environment and
limited alternatives to park money. With the cashrate so low, anecdotally we are aware of interstate
purchasers buying industrial investments at circa
6% and lower in some instances, without physically
inspecting the property prior to making an offer.

Adaptations that occurred
due to COVID-19 are
expected to stay.
Tonsley is also becoming a popular location for
industrial occupation and investment, with a
number of businesses and investors looking to
secure space in the area. The redevelopment of the
old Mitsubishi manufacturing plant has attracted
some major tenants such as Siemens Energy and
Sage Automation, whilst also boasting a Tesla
service centre along with a number of startups in the automation, software and simulation
game. Micro-X, a Tonsley based producer and
manufacturer of lightweight x-ray products,
recently raised over $30 million to expand its
footprint in the US, one of the shining new

businesses operating out of the popular Tonsley
Innovation District.

The Tonsley Innovation District 

COMMERCIAL

Adelaide

Month in Review
March 2021

Source: realcommercial and CBRE

Opportunities in the industrial market are being
snapped up quickly. Investors have been incredibly
active in the industrial market, keeping sales
volumes high. Premium industrial buildings with
long WALEs are highly sought after in the industrial
space, and we expect the investor sentiment and
activity to continue as we move through 2021.
Chris Winter
Commercial Director
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Western Australia
The consensus in the wake of the year that was
2020 is that the industrial property market in
Western Australia has fared the best of the three
big asset classes. Although signs of a wholesale
recovery have been limited, market participants
are optimistic that 2021 will see industrial property
continue to forge ahead of office and retail assets.
We anticipate leasing demand for industrial
accommodation to remain subdued in the short
term given the current oversupply of older style
stock, especially in secondary industrial estates.
Tenants will continue to take advantage and
reassess their space requirements with a view to
negotiating a lease on favourable terms ahead of
the next forecast upswing in activity.
Our investigations reveal firm leasing demand for
modern high-quality fabrication and transport
facilities over the past six months with such
properties currently being in limited stock. Our
enquiries suggest present day building compliance
has rendered older facilities often unfeasible
to bring up to code. Accordingly, prospective
tenants are inclined to enter into design and
construct agreements, often at inflated rental rates
negotiated on a formulaic basis as a percentage
of total construction cost as opposed to market
fundamentals. Arguably a two-tier market (design
and construct versus existing stock) may emerge as
the year progresses.
From a purchase perspective, we believe demand
for industrial property generally will continue to
improve. There was a relatively low volume of

transactions during 2020 which we attribute to
broader market uncertainty and reluctance by
landowners to crystalize any potential loss.
Demand has certainly strengthened for modern,
securely-leased investment property on the back
of the prevailing low interest rate environment
leading to further yield compression over the past
12 months.
Prospective buyers appear to be focused on the
financial strength of the tenant, the length of
agreed lease terms, prospects for rental growth
and depreciation benefits.
Interestingly, it appears as though limited regard
is being paid by purchasers to the often significant
variance between the passing rental and the market
rental for the accommodation that is achievable
under a standard leasing campaign when offered
with vacant possession. The potential downside
risk of significant rent reversions in the event of
tenant default is seemingly being disregarded in the
current low interest rate environment where yields
are continually being further compressed due to
the historically low cost of debt funding.
The rise of e-commerce after the disruption to
normal business operations caused by the COVID-19
pandemic will place further emphasis on the need
for large scale warehousing and logistics facilities.
This is likely to further whet investor appetite for
industrial assets, placing even more pressure on
achievable returns.

returns and are likely to see investors redirect
cash reserves to commercial property in a bid to
secure better returns – industrial property is thus
likely to benefit.
Locally, infrastructure projects including the
Forrestfield Airport Link and NorthLink WA made
sound progress in 2020. The Forrestfield Airport
Link is the construction of a new passenger rail line
linking Perth City to Perth Airport and continuing
further east to the suburb of Forrestfield. This
project has already enhanced the profile of the
Forrestfield industrial precinct and driven new
development, particularly around the train station.
Construction is well advanced with the first trains
to operate in late 2021.

COMMERCIAL

Perth

Month in Review
March 2021

NorthLink WA is a $1.02 billion transport project in
Perth’s east / north-eastern corridor and provides
a non-stop transport route from Morley to Muchea
and has begun to directly benefit industrial estates
in that corridor.
We envisage the above and other major
infrastructure projects in Perth together with
steady activity in the state’s resource-rich northwest to result in the industrial property sector
consolidating its position as the darling asset class
in 2021.
Greg Lamborn
Director

Traditional low risk vehicles (e.g. long term
deposits, bonds) are now offering insufficient
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Northern Territory
Darwin
Whilst we have seen a noticeable improvement in
residential property market conditions in Greater
Darwin over the past few months, this has not yet
flowed through to non-residential markets such as
industrial property.

Month in Review
March 2021

a moribund market in early 2020. Similarly, we do
not see any positive market movement emerging
over the next 12 months as we hopefully move out
of the COVID phase.
Terry Roth
Director

COMMERCIAL

A recent review of commercial and industrial land
supply shows that there is still over two million
square metres of vacant land ready for development
in Darwin. Given that only about 85,000 square
metres was transferred in 2020, this represents a
significant supply of vacant land which will overhang
the market for some time to come.
It is anticipated that this supply will only be
absorbed when another major project such as
Inpex comes to fruition. Unfortunately, whilst there
are some projects in the pipeline, these are not yet
shovel ready and as a result we see no short-term
relief from the current situation.
On a more positive note, the ready supply of cheap
credit has seen deals being done at historically low
yields for Darwin. We note a modern large scale
industrial property sale at East Arm with a strong
lease covenant selling in the order of 7.0%. Whilst
this is higher than interstate experience, it does
demonstrate the local appetite for quality industrial
property investments.
In summary, COVID has had a minimal effect on
Darwin industrial property, given that it was already

COVID has had a minimal effect on Darwin industrial property,
given that it was already a moribund market in early 2020.
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Australian Capital Territory
Canberra
It’s that time of year where we look into our crystal
ball to see how the industrial sector will perform
in 2021. The sector had a strong performance
throughout 2020 compared to the retail and office
sectors and we expect to see this trend continue
through 2021.

Month in Review
March 2021

We are keeping a keen eye on the market and will
check in again at the end of the year to see how
accurate our crystal ball is!
Lucy Xu & James Feeney
Valuers

COMMERCIAL

The supply of industrial land in Canberra
continues to grow with the ACT Government’s
further release of 18,000 square metres of
industrial land in Hume, the last land to be
released in the Hume industrial estate.
The low interest rate environment is expected
to continue with the RBA’s announcement on 2
February 2021 that it does not expect to increase
the cash rate until 2024 at the earliest. With this in
mind, we expect to see continued strong demand
by owner-occupiers in the industrial market.
Investment sales have been limited however
there has been strong investor demand for
modern properties with good quality corporate or
government tenants on long leases. We expect to
see strong demand continue through the year and
to see some downward pressure on yields.
Tenant demand has been strong and we expect this
to continue throughout 2021 particularly in modern,
medium sized assets, increasing pressure on rents.

Investment sales have been limited however there has been strong investor demand for modern
properties with good quality corporate or government tenants on long leases. We expect to see strong
demand continue through the year and to see some downward pressure on yields.
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Property Market
Indicators
March 2021
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Capital City Property Market Indicators – Houses
Factor

Sydney

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Balanced market

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Severe shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Over-supply of
available property
relative to demand

Rental Vacancy Trend

Tightening

Steady

Tightening

Tightening

Tightening

Tightening

Tightening

Increasing

Demand for New Houses

Fair

Strong

Very strong

Strong

Very strong

Very strong

Strong

Fair

Trend in New House Construction

Steady

Declining

Declining
significantly

Declining

Declining
significantly

Declining
significantly

Declining

Steady

Volume of House Sales

Increasing

Increasing

Increasing

Declining

Increasing

Increasing

Increasing

Increasing

Stage of Property Cycle

Rising market

Rising market

Rising market

Rising market

Rising market

Rising market

Start of recovery

Peak of market

Are New Properties Sold at Prices
Exceeding Their Potential Resale Value

Occasionally

Occasionally

Occasionally

Frequently

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

Rental Vacancy Trend

Demand for New Houses

Stage of Property Cycle

6
6

Increasing
Sharply

5

4

Increasing

Very Soft
Soft

Peak of Market

Fair
2

Tightening

Starting to Decline
4

3

Strong

Declining Market

7

6

5

Approaching
Bottom

3

2

1

Rising Market

Very Strong
0

Approaching Peak

4

2

1

8

5

3

Steady

9

0

Bottom of Market

1

0
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Capital City Property Market Indicators – Units
Factor

Sydney

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Balanced market

Rental Vacancy Trend

Steady

Steady

Tightening

Tightening

Tightening

Tightening

Tightening

Steady

Demand for New Units

Soft

Soft

Fair

Fair

Strong

Very strong

Strong

Fair

Trend in New Unit Construction

Increasing

Steady

Steady

Increasing

Declining

Declining

Steady

Steady

Volume of Unit Sales

Steady

Steady

Increasing

Declining

Increasing

Increasing strongly

Increasing

Steady

Stage of Property Cycle

Bottom of market

Start of recovery

Start of recovery

Rising market

Start of recovery

Rising market

Start of recovery

Start of recovery

Are New Properties Sold at Prices
Exceeding Their Potential Resale Value

Frequently

Almost never

Occasionally

Occasionally

Occasionally

Very 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

Rental Vacancy Trend

Demand for New Units

6

Increasing
harply

5

4

Increasing

Very Soft
Soft

3

Steady
Tightening

Peak of Market
Starting to Decline
4

3

2

8

Approaching Peak
Declining Market

7

6

5

4

2

Approaching
Bottom

Strong
1

9

5

Fair

0

Stage of Property Cycle

6

3

2

1

Rising Market

Very Strong
0

Bottom of Market

1

0
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Capital City Property Market Indicators – Industrial
Factor

Sydney

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Rental Vacancy Situation

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Balanced market

Rental Vacancy Trend

Steady

Increasing

Steady

Steady

Steady

Steady

Increasing

Tightening

Rental Rate Trend

Stable

Stable

Stable

Stable

Stable

Stable

Declining

Increasing

Volume of Property Sales

Steady

Steady

Increasing

Steady

Declining

Declining

Declining

Steady

Stage of Property Cycle

Start of recovery

Start of recovery

Approaching peak
of market

Rising market

Start of recovery

Rising market

Declining market

Rising market

Local Economic Situation

Flat

Contraction

Flat

Flat

Flat

Flat

Contraction

Steady growth

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

Small

Significant

Significant

Significant

Large

Significant

Small

Significant

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

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

Local Economic Situation

Rental Vacancy Trend

Stage of Property Cycle

6

9

6

Increasing
Sharply

5

Severe
Contraction
5

4
4

Increasing

Contraction

Peak of Market
8

Starting to Decline
7

Approaching Peak
6

Declining Market
5

3
3

Steady

Flat
2

2

Steady Growth

Tightening

1
1

4

Approaching
Bottom
3

2

Rising Market
1

0
0

Bottom of Market
Start of Recovery
0

1
1
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East Coast New South Wales Property Market Indicators – Houses
Factor

Canberra

Rental Vacancy Situation

Central Coast Coffs Harbour

Lismore

Byron
Bay/Ballina

Southern
Highlands

Newcastle

Sydney

Shortage of
available property
relative to
demand
Tightening

Severe shortage
of available
property relative
to demand
Tightening
sharply

Severe shortage
of available
property relative
to demand
Tightening
sharply

Severe shortage of
available property
relative to demand

Shortage of available Shortage of available Over-supply of available
property relative to
property relative to
property relative to
demand
demand
demand

Rental Vacancy Trend

Over-supply of
available property
relative to
demand
Increasing

Tightening sharply

Tightening

Tightening

Tightening

Demand for New Houses

Fair

Fair

Strong

Strong

Strong

Strong

Strong

Fair

Trend in New House
Construction

Steady

Steady

Declining

Declining

Declining

Declining

Declining

Steady

Volume of House Sales

Increasing

Increasing

Increasing

Increasing

Increasing

Increasing

Increasing strongly

Increasing

Stage of Property Cycle

Peak of market

Rising market

Rising market

Rising market

Rising market

Rising market

Rising market

Rising market

Frequently
Occasionally
Almost never
Are New Properties Sold
at Prices Exceeding Their
Potential Resale Value
Red entries indicate change from previous month to a higher risk-rating

Almost never

Almost never

Occasionally

Almost always

Occasionally

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

Demand for New Houses

Rental Vacancy Trend
6
6

Increasing
Sharply
Increasing
Steady
Tightening

Very Soft
5
5

Soft
4
4

3

Fair

Stage of Property Cycle
Peak of Market

9

Starting to
Decline

8

Approaching
Peak

Strong

6

5

3

Declining
2

7

2

Market

4

3

2

1

Tightening

Very Strong

1

Bottom
0

0

Approaching
Rising Market

1

0
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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

Fair

Fair

Fair

Fair

Fair

Strong

Trend in New House Construction

Increasing

Steady

Steady

Steady

Declining

Steady

Volume of House Sales

Steady

Increasing

Steady

Increasing

Steady

Increasing

Stage of Property Cycle

Peak of market

Peak of market

Starting to decline

Peak of market

Peak of market

Rising market

Are New Properties Sold at Prices
Exceeding Their Potential Resale
Value

Occasionally

Almost never

Occasionally

Very frequently

Occasionally

Frequently

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

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

Rental Vacancy Trend

Stage of Property Cycle

6

Increasing
Sharply

Peak of Market
Starting to Decline
4

Approaching Peak

6

Very Soft

5

7

6

Soft

4

5

3

Steady

8

5

Increasing

Demand for New Houses

9

2

1

Declining Market
Approaching
Bottom
Rising Market

0

3

4

Fair

3

2

2

Strong
1

1

0

0
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East Coast New South Wales Property Market Indicators - Units
Factor

Canberra

Central Coast

Coffs Harbour

Lismore

Rental Vacancy
Situation

Balanced market

Shortage of available
property relative to
demand

Severe shortage of
available property
relative to demand

Severe shortage of
available property
relative to demand

Rental Vacancy Trend

Steady

Steady

Tightening sharply

Tightening sharply

Demand for New Units

Fair

Strong

Strong

Trend in New Unit
Construction

Steady

Declining

Volume of Unit Sales

Steady

Stage of Property Cycle Start of recovery

Balanced market

Steady

Steady

Over-supply of
available property
relative to
demand
Steady

Strong

Very strong

Fair

Fair

Soft

Steady

Steady

Declining

Steady

Steady

Increasing

Increasing

Increasing

Increasing

Increasing
strongly

Steady

Steady

Steady

Approaching bottom
of market

Rising market

Rising market

Rising market

Rising market

Rising market

Bottom of market

Almost never

Almost never

Almost never

Occasionally

Frequently

Frequently

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

Rental Vacancy Trend

Demand for New Units
6

Very Soft
5

Soft

4

Increasing
3

Steady

Stage of Property Cycle
Peak of
Market

Fair

3

Starting to
Decline

Strong
1

Peak

0

6

5

3

2

1

Declining

Very Strong
Tightening
Sharply

8

4

Approaching

2
2

Tightening

9

7

4

Sydney

Balanced market

6

5

Southern
Highlands

Newcastle

Severe shortage
of available
property relative
to demand
Tightening
sharply

Are New Properties
Occasionally
Occasionally
Sold at Prices
Exceeding Their
Potential Resale Value
Red entries indicate change from previous month to a higher risk-rating

Increasing
Sharply

Byron
Bay/Ballina

1

0

0

Market

Month in Review | March 2021

Country New South Wales Property Market Indicators - Units
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 Units

Fair

Fair

Fair

Fair

Fair

Fair

Trend in New Unit
Construction

Steady

Steady

Declining

Declining

Increasing

Steady

Volume of Unit Sales

Steady

Increasing

Increasing

Steady

Steady

Steady

Stage of Property Cycle

Peak of market

Starting to decline

Peak of market

Rising market

Peak of market

Rising market

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Occasionally

Occasionally

Almost never

Occasionally

Occasionally

Frequently

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

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

Stage of Property Cycle

Rental Vacancy Trend

Demand for New Units

9

6

Increasing
Sharply

6

Peak of Market

8

5

4

Increasing
3

Starting to
Decline

6

2

Approaching

1

Peak

0

Declining

Soft

4

3

Fair

3

2

Tightening

5

5

4

Steady

Very Soft

7

2

Strong

1

1

0

0
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East Coast & Country New South Wales Property Market Indicators – Industrial
Factor

Central Coast

Canberra

Coffs Harbour

Lismore

Ballina/Byron Bay

Newcastle

Southern
Highlands

S y d ne y

Rental Vacancy Situation

Balanced market

Balanced market

Shortage of available Shortage of
property relative to
available property
demand
relative to demand

Shortage of available
property relative to
demand

Balanced market Balanced market Balanced market

Rental Vacancy Trend

Tightening

Steady

Tightening

Steady

Tightening sharply

Steady

Tightening

Steady

Rental Rate Trend

Increasing

Stable

Increasing

Stable

Increasing

Stable

Increasing

Stable

Volume of Property Sales

Steady

Declining

Steady

Steady

Increasing

Steady

Increasing

Steady

Stage of Property Cycle

Rising market

Starting to decline

Rising market

Rising market

Rising market

Declining market

Approaching
peak of market

Start of recovery

Local Economic Situation

Steady growth

Flat

Steady growth

Flat

Steady growth

Flat

Steady growth

Flat

Significant

Significant

Significant

Significant

Significant

Small

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

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

Rental Vacancy Trend
5

Stage of Property Cycle

Local Economic Situation

6

6

Severe
Contraction

4

5

4

Contraction
3

3

9

Peak of Market
Starting to Decline
Approaching Peak
Declining Market

8

7

6

5

4

2

1

Flat
Steady Growth

2

Approaching
Bottom

3

2

1

Rising Market

1

0
0

0

Bottom of Market
Start of Recovery
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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

Severe shortage of
available property
relative to demand

Balanced market

Shortage of available
property relative to
demand

Severe shortage of
available property
relative to demand

Shortage of available
property relative to
demand

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Balanced market

Rental Vacancy Trend

Tightening sharply

Steady

Tightening

Tightening

Tightening sharply

Tightening

Steady

Steady

Demand for New Houses

Strong

Strong

Strong

Strong

Strong

Very strong

Very strong

Very strong

Trend in New House Construction

Declining

Declining

Declining

Declining

Declining

Declining
significantly

Declining
significantly

Declining
significantly

Volume of House Sales

Increasing

Increasing

Increasing

Steady

Increasing

Increasing

Declining

Declining

Stage of Property Cycle

Approaching peak
of market

Rising market

Rising market

Rising market

Rising market

Rising market

Peak of market

Peak of market

Almost never

Almost never

Occasionally

Very frequently

Occasionally

Frequently

Occasionally
Occasionally
Are New Properties Sold at Prices
Exceeding Their Potential Resale
Value
Red entries indicate change from previous month to a higher risk-rating

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

Rental Vacancy Trend
Increasing
Sharply

6
9

Peak of Market
8

5

Starting to
Decline

4

Increasing

Demand for New Houses

Stage of Property Cycle

6

Very Soft
5

7

Soft
6

4

Approaching
5

3

Steady

Peak

Fair

3

4

2

Tightening

Declining Market
Approaching

1

0

Bottom
Rising Market

3

Strong

2

2

1

0

Very Strong

1

0
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Victorian and Tasmanian Property Market Indicators – Units
Factor

Geelong

Melbourne

Shepparton

Mildura

Mt Gambier

Hobart

Launceston

Burnie/Develport

Rental Vacancy Situation

Shortage of
available property
relative to demand

Over-supply of
available property
relative to demand

Shortage of available
property relative to
demand

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Shortage of
available property
relative to demand

Balanced market

Balanced market

Rental Vacancy Trend

Tightening

Steady

Tightening

Tightening sharply

Tightening

Tightening

Steady

Steady

Demand for New Units

Strong

Soft

Strong

Strong

Fair

Very strong

Very strong

Very strong

Trend in New Unit Construction

Declining

Steady

Steady

Steady

Steady

Declining

Declining
significantly

Declining

Volume of Unit Sales

Increasing

Steady

Increasing

Increasing

Steady

Increasing strongly

Declining

Steady

Stage of Property Cycle

Approaching peak
of market

Start of recovery

Rising market

Rising market

Rising market

Rising market

Peak of market

Peak of market

Almost never

Occasionally

Almost never

Very frequently

Frequently

Occasionally

Are New Properties Sold at Prices Occasionally
Almost never
Exceeding Their Potential Resale
Value
Red entries indicate change from previous month to a higher risk-rating

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

Stage of Property Cycle

Demand for New Units

Rental Vacancy Trend

9
6

6

I
5

Very Soft

8

5

7

4

Soft

4

6

5

3

2

Fair
Strong

3

4

2

3

2

1

1

0

0

1

0
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Victorian and Tasmanian Property Market Indicators – Industrial
Factor

Geelong

Echuca

Horsham

Melbourne

Mildura

Hobart

Rental Vacancy Situation

Over-supply of available property Balanced market
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

Rental Vacancy Trend

Increasing

Steady

Steady

Increasing

Steady

Steady

Rental Rate Trend

Stable

Stable

Stable

Stable

Stable

Stable

Volume of Property Sales

Declining

Steady

Steady

Steady

Steady

Declining

Stage of Property Cycle

Starting to decline

Rising market

Start of recovery

Start of recovery

Start of recovery

Rising market

Local Economic Situation

Flat

Flat

Flat

Contraction

Steady growth

Flat

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

Significant

Small

Significant

Significant

Small

Significant

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

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

Local Economic Situation

Rental Vacancy Trend

Stage of Property Cycle

6

6

Increasing
Sharply

5

9

Severe
Contraction

4

4

Contraction

Increasing

3

3

Steady

5

2

Flat

Peak of
Market
Starting to
Decline
Approachin

2

g Peak

8

7

6

5

4

3

2

Tightening

1

0

Steady

1

0

Declining
Market

1

0
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Queensland Property Market Indicators – Houses
Factor

Cairns

Townsville Whitsunday

Bundaberg Hervey Bay

Sunshine
Coast

Mackay

Rockhampton

Emerald

Gladstone

Brisbane

Shortage of
available
property
relative to
demand

Shortage of
available
property relative
to demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Severe
shortage of
available
property
relative to
demand

Severe
shortage of
available
property
relative to
demand

Shortage
of
available
property
relative to
demand

Ipswich

Gold
Coast

Toowoomba

Rental Vacancy
Situation

Shortage of
available
property
relative to
demand

Severe
shortage
of
available
property
relative to
demand

Rental Vacancy
Trend

Steady

Tightening Tightening

Tightening

Tightening

Steady

Tightening

Tightening

Tightening

Tightening

Tightening Tightening

Demand for New
Houses

Fair

Fair

Strong

Strong

Strong

Strong

Strong

Strong

Very strong

Very strong

Very
strong

Declining
Trend in New
House Construction

Steady

Declining

Declining

Declining

Declining

Declining

Declining

Declining
significantly

Declining
significantly

Declining Declining
significantly

Volume of House
Sales

Increasing

Increasing

Increasing

Increasing

Increasing

Increasing

Increasing
strongly

Increasing
strongly

Increasing
strongly

Increasing

Declining
Declining
significant- significantly
ly
Increasing Increasing

Stage of Property
Cycle

Rising
market

Rising
market

Rising market

Rising market

Rising market

Rising market

Rising
market

Start of
recovery

Rising
market

Rising
market

Rising
market

Rising
market

Rising
market

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally Almost
never

Occasionally

Occasionally Occasio
nally

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

Shortage of
available
property
relative to
demand

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

Rental Vacancy Trend

Increasing

5

4

Stage of Property Cycle

Demand for New Houses
9

6

Very Soft
Soft

5

4

Peak of Market

8

Starting to Decline

7

Approaching Peak
Declining Market

Steady
Tightening

3

2

Fair
Strong

1

Tightening Sharply

6

5

3

Approaching
2

Bottom
Rising Market

4

3

2

1

Very Strong
0

Very strong

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

6

Increasing Sharply

Occasionally Almost
never

Shortage of
available
property
relative to
demand

0

Bottom of Market
Start of Recovery

1

0

Severe
shortage
of
available
property
relative
to
demand
Tightenin
g sharply

Severe
shortage of
available
property
relative to
demand

Very
strong

Very strong

Tightening
sharply

Increasin Increasing
g
Rising
market
Very
frequently
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Queensland Property Market Indicators – Units
Factor

Cairns

Rental Vacancy
Situation

Shortage of
available
property
relative to
demand

Rental Vacancy Trend

Townsville

Whitsunday

Rockhampton

Mackay

Emerald

Gladstone

Bundaberg

Hervey Bay

Sunshine
Coast

Brisbane

Ipswich

Gold Coast Toowoomba

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage
Balanced
of available market
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage
of available
property
relative to
demand

Shortage
of available
property
relative to
demand

Shortage of
available
property
relative to
demand

Tightening

Severe
shortage of
available
property
relative to
demand
Tightening

Tightening

Tightening

Tightening

Steady

Tightening

Tightening

Tightening

Tightening

Tightening

Tightening

Tightening

Demand for New
Units

Fair

Soft

Very soft

Fair

Fair

Very soft

Fair

Strong

Strong

Strong

Fair

Strong

Strong

Very strong

Trend in New Unit
Construction

Steady

Increasing

Increasing
strongly

Steady

Steady

Increasing
strongly

Steady

Declining

Declining

Declining

Steady

Steady

Declining

Declining

Volume of Unit Sales

Steady

Increasing

Steady

Increasing

Increasing

Steady

Increasing

Increasing
strongly

Increasing

Increasing

Increasing

Increasing

Increasing

Steady

Stage of Property
Cycle

Start of
recovery

Start of
recovery

Bottom of
market

Rising
market

Rising
market

Start of
recovery

Rising
market

Start of
recovery

Rising
market

Rising
market

Start of
recovery

Start of
recovery

Rising
market

Start of
recovery

Occasionally

Frequently

Very
frequently

Occasionally Almost never
Almost never Occasionally Occasion- Occasionally Occasionally Almost never Occasionally Occasionally OccasionAre New Properties
ally
ally
Sold at Prices
Exceeding Their
Potential Resale Value
Red entries indicate change from previous month to a higher risk-rating
Blue entries indicate change from previous month to a lower risk-rating

Rental Vacancy Trend

Demand for New Units

Stage of Property Cycle

6
6

Increasing
Sharply

5

4

Increasing

Very Soft
Soft

Peak of Market
5

4

3

Steady

Fair

9

3

Starting to
Decline
Approaching Peak
Declining Market

Tightening
Sharply

7

6

5

4

2
2

Tightening

8

1

0

3

Approaching

Strong
1

0

Bottom
Rising Market

2

1

0

Severe
shortage of
available
property
relative to
demand
Tightening
sharply
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Queensland Property Market Indicators – Industrial
Factor

Townsville

Mackay

Rockhampton

Gladstone

Bundaberg

Hervey Bay

Sunshine
Coast

Brisbane

Ipswich

Cairns

Gold Coast

Toowoomba

Rental Vacancy Situation

Balanced
market

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 Balanced
available
market
property
relative to
demand

Shortage of
available
property
relative to
demand

Over-supply of
available
property
relative to
demand

Rental Vacancy Trend

Steady

Steady

Steady

Steady

Steady

Steady

Tightening

Steady

Steady

Tightening

Tightening

Steady

Rental Rate Trend

Stable

Stable

Stable

Stable

Stable

Stable

Increasing

Stable

Stable

Stable

Increasing

Stable

Volume of Property Sales Steady

Increasing

Steady

Steady

Steady

Steady

Steady

Increasing

Steady

Steady

Increasing

Steady

Stage of Property Cycle

Rising market

Start of
recovery

Start of
recovery

Start of
recovery

Start of
recovery

Approaching
peak of
market

Approaching
peak of
market

Approaching
Start of
peak of market recovery

Peak of market Declining
market

Start of
recovery

Local Economic Situation Flat

Steady growth Steady growth Flat

Flat

Flat

Flat

Flat

Flat

Flat

Steady growth

Contraction

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

Significant

Significant

Significant

Significant

Significant

Significant

Small

Small

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

5

Increasing
Sharply

Severe
Contraction

8

5

4

4

3

3

Peak of Market
Starting to
Decline

7

6

5

4

2

Flat

Approaching
2

Peak

Steady
1

Tightening

9

6

Contraction
Increasing

Stage of Property Cycle

Local Economic Situation

Rental Vacancy Trend
6

0

Steady Growth

3

2

1

Declining Market
0

Approaching
Bottom

1

0
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SA, NT and WA Property Market Indicators - Houses
Factor

Adelaide

Adelaide
Hills

Barossa Valley Alice Springs

South West WA

Albany

Balanced
market

Severe shortage
of available
property relative
to demand

Shortage of
available property
relative to
demand

Tightening

Steady

Tightening
sharply

Tightening

Darwin

Perth

Geraldton

Kalgoorlie

Karratha

Port Hedland

Shortage
of
available
property
relative to
demand
Tightening

Shortage
of
available
property
relative to
demand
Tightening

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Tightening

Broome

Rental
Vacancy
Situation

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Rental
Vacancy
Trend

Tightening

Tightening

Tightening

Tightening

Tightening

Severe
shortage of
available
property
relative to
demand
Tightening

Demand for
New Houses

Strong

Strong

Strong

Strong

Strong

Very strong

Strong

Strong

Strong

Strong

Fair

Very strong

Strong

Declining

Declining

Declining

Declining

Declining
significantly

Declining

Declining

Declining

Declining

Declining

Declining
significantly

Declining

Declining

Declining

Increasing

Increasing

Increasing

Increasing Increasing Steady

Increasing

Increasing

Increasing

Increasing

Start of
recovery

Rising
market

Bottom of
market

Bottom of
market

Rising
market

Start of
recovery

Rising market

Bottom of market

Occasionally

Occasionally

Occasionally

Occasion- Occasionally
ally

Almost
never

Occasionally

Occasionally

Occasionally

Trend in New Declining
House
Construction
Declining
Volume of
House Sales
Stage of
Property
Cycle

Rising market Rising
market

Rising market Start of
recovery

Frequently
Frequently
Frequently
Almost never
Are New
Properties
Sold at Prices
Exceeding
Their
Potential
Resale Value
Red entries indicate change from 3 months ago to a higher risk-rating

Rising
market

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

Demand for New Houses

Rental Vacancy Trend

Stage of Property Cycle

6

9

6

Increasing
Sharply

Pe

Very Soft
5

5

4

ak of Market
Soft

4

Increasing
3

2

Steady

8

Fair

3

Starting to
Decline
Approaching

2

Peak

Strong

7

6

5

4

3

2

1

0

1

0

Declining Market
Approaching

1

0
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SA, NT and WA Property Market Indicators – Units
Factor

Adelaide

Adelaide
Hills

Barossa
Valley

Mount
Gambier
Shortage of
available
property
relative to
demand

Alice Springs

Darwin

Perth

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Rental
Vacancy
Situation

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Rental
Vacancy
Trend

Tightening

Tightening

Tightening

Tightening
sharply

Tightening

Tightening

Demand
for New
Units

Fair

Fair

Fair

Strong

Strong

Trend in
Increasing
New Unit
Constructio
n
Volume of Declining
Unit Sales

Increasing

Increasing

Steady

Declining

Declining

Stage of
Property
Cycle

Rising
market

Rising
market

Rising
market

Geraldton Kalgoorlie

Karratha

Port
Hedland

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Shortage of
available
property
relative to
demand

Severe shortage
of available
property relative
to demand

Shortage of
available
property relative
to demand

Tightening

Tightening

Tightening

Tightening

Tightening
sharply

Tightening

Strong

Strong

Fair

Fair

Strong

Strong

Strong

Strong

Fair

Steady

Steady

Declining

Steady

Steady

Steady

Steady

Steady

Declining

Steady

Increasing

Increasing

Increasing

Increasing

Increasing Increasin
g

Steady

Increasing

Increasing

Increasing

Increasing

Rising
market

Start of
recovery

Start of
recovery

Start of
recovery

Bottom of
market

Rising
market

Rising
market

Start of recovery Bottom of
market

Occasionally

Occasion- Occasion- Occasionally
ally
ally

Almost
never

Almost never Occasionally

Almost never Almost
never

Bottom of Rising
market
market

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

Rental Vacancy Trend

Stage of Property Cycle

Demand for New Units
9
6

Peak of Market
Very Soft

4

Starting to
4

3

Fair
2

Strong

Decline

7

6

5

3

2

8

5

Soft

1

Approaching
Peak
Declining
Market

0

Albany

Shortage
of
available
property
relative to
demand
Tightenin
g

6

1

South West WA

Shortage
of
available
property
relative to
demand
Tightening

Are New
Occasionally OccasionOccasionally Occasionally
Properties
ally
Sold at
Prices
Exceeding
Their
Potential
Resale
Value
Red entries indicate change from 3 months ago to a higher risk-rating

5

Broome

0

4

3

2

1

0

Occasionally
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SA, NT and WA Property Market Indicators – Industrial
Factor

Adelaide

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

Over-supply of available
property relative to demand

Over-supply of available property
relative to demand

Rental Vacancy Trend

Steady

Increasing

Increasing

Steady

Increasing

Rental Rate Trend

Stable

Declining

Declining

Stable

Declining

Volume of Property Sales

Steady

Declining

Declining

Declining

Steady

Stage of Property Cycle

Rising market

Declining market

Declining market

Start of recovery

Approaching bottom of market

Local Economic Situation

Flat

Contraction

Contraction

Flat

Contraction

Small

Small

Large

Large

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

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

Local Economic Situation

Rental Vacancy Trend

Stage of Property Cycle

6
6

Increasing
Sharply

5

9

Severe
Contraction
Contraction

Increasing

3

3

Tightening

Starting to
4

4

Steady

Peak of Market

1

2

Steady Growth

Decline
Approaching
Peak

Flat
2

1

Declining
Market
Approaching

0

8

5

0

Bottom

7

6

5

4

3

2

1

0

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

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

