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The Month in Review identifies the latest movements
and trends for property markets across Australia.
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A message from our CEO
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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 professionals 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. Early on, residential real estate
sales and rentals were expected to struggle.
Yet most markets are now seeing extraordinary
demand from buyers and tenants.
The market turnaround was led in large part by
first homebuyers – many taking advantage of
government assistance and constructing their
new homes. But other buyer demographics –
including expats and upgraders – have been part
of the mix. The result has been increasing values
and, interestingly, rising rents.

For many, this has now spawned opportunity,
and it’s within this vein we’ve compiled March’s
Month In Review.
In our commercial section, we’ve focused on the
industrial sector.
The feature article has two of our leading
industrial experts discussing how the past
year changed the face of industrial property
investment, particularly for markets outside the
eastern seaboard.
Our main commercial submissions give local
perspectives on how industrial investment will track
over the remainder of the year. Some example
stories include

◗ Sydney – investors are diversifying to the city’s
south-west;
◗ Gold Coast – an increase in out-of-town investors
planning to eventually reside in their investment
properties;
◗ Perth – lockdowns have done little to stifle the
market.
Our rural teams have, once again, delivered an
exceptional round up of regional markets too.

COMMERCIAL
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.

Please enjoy this latest addition of Month In Review.
Gary Brinkworth

◗ Sydney – there’s early indications of the return of
pre-COVID demand;
◗ Brisbane – notable lease expiries might challenge
the market in 2021; and
◗ Cairns – the pandemic response may have proved
a boost to the local sector.
In our residential submission this month, we
analyse the resurgence of investors. Among the
stories this month are:

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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Property holds a special place in the Australian psyche.
as confidence rises, so investors are coming out of
the woodwork.

Federal elections treat real estate as a battleground
issue and you can barely jump into a taxi or strike
up a conversation in a café without someone giving
their two cents about the state of the market.

And that’s the foundation for the residential section
in this March issue of Month In Review.

And there’s good reason for this. Not only is
shelter a basic necessity, but Australian property
has proven to be a historically stable path to
wealth creation.
Property investment has spawned an entire
subculture. Social media pages, investor advocacy
groups, specialist media arms and industry
specialists have all become established because
Aussies enjoy buying, renting, renovating, building
and developing property in order to improve their
financial state.
It was interesting to watch how inactive investors
were in 2020. Even as markets began picking up
pace towards the end of the year, investor activity
remained subdued. There seemed to be more first
homeowners with many buying off the back of
government stimulus in the new-home construction
industry, but investors remained cautious, adopting
a wait and watch position. Will the Australian
economy weather the storm? Will renter demand
remain buoyant as assistance programs come to
an end? What are the prospects for continued low
interest rates?
But there is a sense this has changed more recently.
There are plenty of things going right in 2021. And

In this report, our residential teams around
Australia look carefully at investor activity in their
specialty locations.
Our teams also divulge what’s on offer for investor
buyers. Are there property types and locations that
have the right fundamentals for purchasers looking
to build a portfolio?
In our commercial section this month, it’s a look at
the industrial sector.

about significant recent sales, our experts
discuss the big influencers that drive their
specialty markets.
There it is – another excellent report
set to get all and sundry talking.
But don’t start any serious
discussion on property without
first consulting Herron Todd
White. We stand ready
to help ensure your
investment decisions
now result in future
success.

COMMERCIAL
FEATURE

It’s been called “the great Australian dream” and a
“barbecue-stopper” topic.

We kick off with an article that lays out the musings
of two very astute commercial property experts
– Herron Todd White specialists Chris Winter in
Adelaide and Greg Lamborn in Perth break down
exactly how the pandemic has influenced industrial
investment in Australia.
In the main commercial section this month, our
valuers present their thoughts on how industrial
property will track in 2021. It’s this nation’s best
summary of what to expect in this market sector
over the course of the year.
Finally, our rural teams have done it again. Along
with their usual excellent market wrap and details

There are plenty of things going right in 2021. And as
confidence rises, so investors are coming out of the woodwork.
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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

COMMERCIAL

SPECIAL REPORT SPECIAL REPORT SPECIAL REPORT SPECIAL REPORT SPECIAL REPORT SPECIAL REPORT SPECIAL REPORT

Industrial revolution
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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.”

COMMERCIAL
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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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National Property Clock: Industrial
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Entries coloured purple indicate positional change from last month.

Gold Coast

Adelaide
Ballina/Byron Bay
C’berra/ Q’beyan
Coffs Harbour
Echuca

Bundaberg
Cairns
Gladstone
Hervey Bay
Horsham
Melbourne

Hobart
Illawrra
Lismore
Mackay

Mildura
Perth
Rockhampton
Sydney
Townsville

Approaching
Peak of Market

Starting to
Decline

DECLINING
MARKET

RISING
MARKET

Start of
Recovery

Approaching
Bottom of Market

Central Coast
Geelong

Alice Springs
Darwin
Newcastle
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Brisbane
Ipswich
Southern Highlands
Sunshine Coast

PEAK OF
MARKET

Orange
Toowoomba

South West WA

BOTTOM OF
MARKET

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

9

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.

Month in Review
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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.

COMMERCIAL

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.

COMMERCIAL

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

COMMERCIAL

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.

COMMERCIAL

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.

Month in Review
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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.

COMMERCIAL

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 
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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

15

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.

17

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
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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
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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.
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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.
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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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National Property Clock: Houses
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Entries coloured orange 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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National Property Clock: Units
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Entries coloured blue indicate positional change from last month.
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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
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New South Wales
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Overview
Investors reportedly remained fairly quite last
year as we all hunkered down and waited for
events to unfold.
Heading into 2021, there’s been a change in the
air as investors start to get very active in centres
across the nation.

RESIDENTIAL

Our teams take a look at investor activity in their
service areas, and reveal some of the residential
options worthy of attention.

Sydney
Investors took a back seat, particularly to first
home buyers, in the Sydney property market
during 2020, as rental returns eased and vacancy
levels increased across many suburbs. Across
Sydney, residential vacancy rates hit a high of
four per cent in May 2020, up significantly from
the pre-Covid level of 2.9 per cent in February.
This has since recovered, and sat at 3.2 per
cent in January 2021, despite the impact of no
immigration or international students over the
past 12 months. Although improving, this vacancy
rate still sits significantly above the 1.5 to two per
cent range that Sydney experienced through most
of 2010 to 2018.



Source: SQM Research

Rental returns have also been decreasing since
2012 as rental prices have failed to keep pace
with sale prices since that time. In February 2020,
gross rental yields for units in Sydney were 3.7
per cent and 2.7 per cent for houses. By January
2021, these had eased to 3.5 per cent for units
and 2.3 per cent for houses. This would suggest
that units still provide the best income return for
investors, however houses have outperformed
units in capital growth over the past 12 months
and this is expected to continue in the next 12 to
24 months.

This would suggest that units still provide the best income return for
investors, however houses have outperformed units in capital growth over the
past 12 months and this is expected to continue in the next 12 to 24 months.



Source: SQM Research

With interest rates at record lows and likely to
be so for a few years to come, strengthening
property values and improving vacancy rates,
more investors are likely to be enticed back into
the market in 2021.
South-West
Over the past six to 12 months, investor activity in
south-western Sydney on the whole has remained
steady. Whilst there has been a real shift with first
homeowners driving this space, the continued
affordability of brand new or modern low
maintenance products in the sub-$750,000 range,
strong rental demand, steady returns of between
three and four per cent and low interest rates has
ensured the continued presence of investors in
today’s south-west market.
Moving forward we see investment really focusing
around key future infrastructure such as the
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The traditional investor grade stock generally
focuses on entry-level affordable project homes
within new estates which feature basic fit-out
and low maintenance running costs, or units
located in close proximity of local services with
low strata levies.
We see a more expansive buyer pool of investors
moving away from what has traditionally
been a local investor market. Price points, low
interest rates and the growing appeal of new
infrastructure has seen investors from across
greater Sydney diversify into the south-western
markets.
The market for detached housing in the southwest over the next 12 months presents a cautious
outlook. The ongoing economic impact of the
Coronavirus pandemic, unknown impacts of
JobSeeker payments coming to an end in
March and the level of supply versus demand
entering the market will ultimately drive the
next 12 months.
We see greater security of assets that are
centred near good infrastructure and allencompassing community developments.
The market for units in Sydney’s south-west
has traditionally been centred around the local
CBDs of Liverpool and Campbelltown. During
the past 12 months, oversupply and lack of new
infrastructure have really pushed both prices
and rentals down in this asset class. Moving
forward we see greater opportunities in the
emergence of modern units in typically house
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orientated greenfield developments such as
Oran Park and Ed Square which will cater for
the growing demand of community living within
existing communities.
North West
With the current cash rate at record lows, many
investors are turning to residential property
for greater investment returns. And for good
reason. The wider Sydney property market has
been quite resilient during this global pandemic
and for many local investors the security of
bricks and mortar as an investment is a familiar,
and often the first, go to strategy.
Within western Sydney we have seen a number
of different asset types being traded highlighting
that whilst first home buyers might be fueling
the entry point of the market, investors have not
completely gone away.
Western Sydney has always been a smart
choice for investors and owner-occupiers alike
and this should continue throughout 2021. The
high level of infrastructure investment in the
region coupled with relatively lower median
house prices and the shift to more people
working from home have highlighted that more
affordable and larger homes with backyards are
hot property now.
As a pure investment property, duplex pair sales
are few and far between but when they transact
they seem to achieve a strong result. A recent
sale in Toongabbie of a duplex pair achieved
$1.81 million in January 2021. This was a new
property offering two five-bedroom, threebathroom, one-car garage attached dwellings
on 600 square metres of land in total. With a
potential rental of $750 per week each, this
equates to a 4.30 per cent gross yield.

A Toongabbie duplex pair

Source: Domain

Another example in Rooty Hill sold in January
2021 for $950,000. This was a single level circa
2000s duplex pair offering three bedrooms,
one bathroom and one-car garage each. With
an estimated rental of $450 per week each, this
equates to a gross yield of 4.92 per cent.

RESIDENTIAL

Western Sydney Aerotropolis and around
the greenfield suburbs such as Oran Park,
Leppington and Edmondson Park which are
already benefiting from existing infrastructure
and growing communities.

A popular addition to many backyards across
western Sydney is the humble granny flat. No
longer a rickety shack, these modern dwellings
can be spec’ed up to offer a high quality fitout with
brick or modern clad walls. The granny flat offers
homeowners a few options: either rent the flat out
to assist with the mortgage, or rent both out as a
pure investment.
A recent example was a sale in Merrylands for $1
million. This property offered a main dwelling with
three bedrooms and one bathroom and a granny
flat providing four bedrooms and two bathrooms a larger than usual flat as most are two-bedroom.
The total rental return is $990 per week which
equates to a gross yield of 5.14 per cent.
Residential units are popular for first time
investors given the potential lower entry point
and they can buy these much closer to the CBD.
Investors need to be cautious given the potential
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Inner Sydney
During the pandemic, agents reported a drop in
the number of investors looking within the inner
city unit market. This is primarily due to decreases
in rental demand driving down rental returns
and making such properties less attractive to
investors. The uncertainty around the duration of
the pandemic and the road to recovery left many
people hesitating.
Demand is an ever-crucial component of any
market, property or otherwise, however the
pandemic has altered tenant demand drastically
across the inner city. Areas such as Chippendale
and Haymarket that are typically tenanted by
students have traditionally had tight vacancy
rates and rapid leasing up times. With a lack
of international students and increased online
classes (causing local students to remain in the
family home), the demand for accommodation
from local and overseas students is low.
Tenant demand will be an important factor for
investment decisions in this new normal as this
will directly impact rental return.
Furthermore, with the rise in working from home
arrangements, prospective tenants will likely be
after more space, whether that is a home office
(study or second bedroom) or a courtyard (for
the lockdown Labrador). It is therefore likely that

we will see higher vacancy rates in the smaller
apartments and boarding or share houses which
are common around inner city Sydney.

with 42 Shepherd Street selling just before
Christmas for $1.61 million after being listed for
$1.635 million once it had passed in at auction.
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Traditional investor stock in the inner city
comprises of studio and one-bedroom units. The
buyer pool for this market segment has changed
marginally, with fewer active international
investors, although domestic investors remain
within a similar buyer pool, being individuals and
SMSFs.
Whilst slightly less popular as investment
properties due to their cost, terrace houses are
common within the inner city. Investors are more
commonly active within this market segment
throughout Redfern, Chippendale and Surry Hills
and particularly so within the lower (two-bedroom)
and share house market segments.
An average two-bedroom, one-bathroom terrace
with no car accommodation in Surry Hills will cost
between $1.4 and $1.6 million, although prices
vary widely depending on factors such as land
size and condition. Realestate.com.au quotes the
average weekly rental for a house in Surry Hills as
$850 per week, providing an approximate gross
rental return of 2.95 per cent. Whilst this is low,
it is important to consider that most investors
within this market segment are experienced
property investors who are banking on capital
growth and realestate.com.au figures show that
the average annual growth rate in Surry Hills is
5.2 per cent (over the past five years).
The reduced rental returns at present are
providing buying opportunities within traditionally
competitive inner city areas such as Chippendale,

An average two-bedroom, one-bathroom terrace with no car
accommodation in Surry Hills will cost between $1.4 and $1.6 million.

42 Shepherd Street, Chippendale

Source: CoreLogic

With a rise in the number of first home buyers,
the demand in many of these popular – but more
affordable – city fringe suburbs is set to increase.
Many agents and analysts are suggesting that
there could be price growth in 2021 and this is
being reflected in auction clearance rates and
numbers of groups through open homes.

RESIDENTIAL

for large supply of a similar product which can
place downward pressure on growth in the short
to medium term. We also advise buyers to make
sure to check body corporate records as that will
highlight whether any building issues have been
identified or special levies enacted.

Investors have been heavily active in the suburb
of Pyrmont, particularly at the cheaper southern
end, for many years. This dense suburb is favoured
by investors due to its close proximity to the
CBD and educational institutions. A typical onebedroom investor unit in Pyrmont will cost around
$650,000 to $750,000, with an average rental of
$595 per week (according to realestate.com.au).
This provides an approximate gross yield of 4.4 per
cent per annum.
As with detached dwellings, the reduced
rental returns at present are providing buying
opportunities within traditionally competitive
inner city areas, such as 54/104 Miller Street, a
one-bedroom unit in Pyrmont, which had been on
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This market segment is likely to have a more
gradual recovery than houses, due to the
hesitation of investors and the more limited appeal
of one-bedroom apartments.
Inner West
The majority of typical investor stock in the inner
west region of Sydney comprises mostly strata
units and townhouses. In the past six to 12 months,
we have seen an increase in first home buyers,
which is assisting this lower end of the market
to remain stable since investors dropped off.
Typical yields for units and other investment style
property within the inner west are generally three
to four per cent per annum gross. An example
is a small 30 square metre studio with parking
(below) which sold in February 2021 for $380,000.
This property is likely to achieve a rental of
approximately $250 to $300 per week.

strong sale prices in the past six months. This
could be attributed to the overall uplift in market
conditions over the course of the past six months.
These detached houses generally house multiple
tenants in the one dwelling. Given these areas are
close to shopping precincts and train stations,
rental demand has remained stable which has
generally been a contributing factor in the increase
in investor demand.
An example from October 2020 is a dual
occupancy style property at 50 Charles Street,
Leichhardt (below) which sold for $1.975 million.

50 Charles Street, Leichhardt

Source: realestate.com.au

and homeowners has contributed to further value
and capital growth.
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In relation to units, the supply pipeline can be
a predictor of general investment activity in
these markets. Given the completion of several
new developments, these areas may not provide
strong capital growth opportunities in the short
to medium term, however given the strong market
dynamics and low interest rate environment,
demand may eventually outstrip supply. Lower
density buildings have seen a greater increase in
value in the past six months in comparison to more
high density strata developments.
Other investment opportunities for investors
include boarding houses and older style flat
buildings which may or may not be strata titled
(and each unit able to be sold individually). A
recent example includes 14 Frazer Street, Dulwich
Hill (below) which sold in November 2020 for
$3 million.
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the market for 138 days (source: RP Data) asking
$775,000, before selling for $750,000 at the start
of February.

This property has potential to rent out both units
separately, renovate or reconfigure to a single
residence, or possibly look at development or
subdivision potential given that this property spans
two lots and has rear lane access.

25/3 Rayner Street, Lilyfield

Source: realestate.com.au

Given the price point for detached houses, these
are generally being traded between owneroccupiers who are upsizing or moving into the
area. Some areas within the inner west have seen
detached houses sell to investors at generally

Generally, investors for dwellings in the inner west
are seeking value-add opportunities including:
future development upside; potential profit in a
renovation; and/or possibility of the construction
of a second residence to increase overall rental
return. This demand has been in line with the
general increase in overall market demand in the
past six months.
Rental prices for dwellings have generally
stabilised over the past two to three months and as
such demand for these properties from investors

14 Frazer Street, Dulwich Hill

Source: realestate.com.au

This property comprises six two-bedroom and onebathroom flats with common area parking to the
rear. Currently this property would be generating a
gross annual return of approximately three to four
per cent, however this return could be increased by
further updating the units and common areas.
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Eastern Suburbs
The eastern suburbs’ rental market was
significantly impacted as a result of COVID-19,
with vacancy rates jumping from 2.4 per cent in
February 2020 to 5.5 per cent in May, according to
SQM Research. The area has a significant number
of properties used for holiday rentals and student
accommodation. With Australia’s international
borders closing and state borders opening and
closing, a large number of properties became
vacant and many properties previously leased for
holiday accommodation were instead changed over
to the long-term rental market. The vacancy rate
was still at five per cent in October but has since
recovered to 3.7 per cent by January 2021.

line and close to the University of New South Wales
in Randwick, Kensington and Kingsford. Units far
outweigh houses in terms of rental stock on the
market. In January this year, there were 1401 units
listed for rent compared to 403 houses (SQM
Research).
Beachside suburbs have a very cyclical rental
market, with vacancy rates plummeting each
summer and then spiking every winter. Coogee and
South Coogee see this play out every year and it
was exaggerated as a result of COVID-19 last year.
In summer last year, the vacancy rate dropped
to just 1.1 per cent, before jumping to 3.7 per cent
in May and then back down to 1.7 per cent by
November. The greater number of units available
for rent in this area does mean that asking rents
tend to stay a lot more stable throughout the year,
whereas houses fluctuate to a greater extent, as
can be seen in the graph below.

Income returns for rental properties also eased
significantly during 2020, with houses dropping
from 2.7 per cent in February 2020 to 2.1 per cent
in January 2021, according to SQM Research. Units
also dropped from 3.8 per cent to 3.1 per cent over
this time.
There are a lot of popular suburbs for investors
throughout the eastern suburbs, including the
beachside suburbs of Bondi Beach, Coogee and
Maroubra, as well as properties along the light rail

According to realestate.com.au data as at the
beginning of February, the median three-bedroom
home price is $2,712,500, while the median rental
for this type of property is $1,050 per week,
representing a gross yield of two per cent. The
Coogee median house price grew by 15 per cent
during 2020 (realestate.com.au), and with house
prices tipped to continue to grow over the next two
years, investors will still look to houses as a good
investment option in the eastern suburbs.
A sale of a three-bedroom semi in December is
typical of the type of house available around the
median price. The part two-level home, with three
bedrooms, two bathrooms and uncovered car
space, on 228 square metres of land, had been
updated internally and is positioned around 300
metres from the south end of Coogee Beach.

6 Asher Street, Coogee



Source: SQM Research
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This year we anticipate that this trend will continue
as investors look beyond the typical apartment style
investment property. Investors are now aware that
the significant market capital growth seen in recent
years may not occur again in the near future and
therefore require property with renovation upside
or a type of property that provides various options,
such as the examples provided above.

Source: xgxgxgx

A two-bedroom unit in Coogee has a median price
of $1.1 million and a median rental of $650 per week,
representing a gross yield of 3.1 per cent, however
the median unit price for Coogee remained steady

There are a number of suburbs which represent good investment opportunities throughout the
eastern suburbs, however some areas where unit supply has increased significantly over the past
few years warrant more caution.
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boarding houses. An example of a recent unit block
sale was 270 Maroubra Road, Maroubra which
sold in February for $8.2 million. The complex
comprised six three-bedroom units and three twobedroom units with nine garages on 1033 square
metres of land. The property has an annual gross
income of around $300,000, representing a 3.7
per cent yield.

An updated 1960s two-bedroom, one-bathroom
unit with a one-car garage and car space in front,
sold in December for $1.11 million. The unit, about
700 metres from the beach, is currently advertised
for rent at $650 per week, a potential gross return
of just over three per cent.
There are a number of suburbs which represent
good investment opportunities throughout the
eastern suburbs, however some areas where unit
supply has increased significantly over the past
few years warrant more caution. Researching stock
on the market, both for sale and for rent, will give
a good indication of how risky certain suburbs
are. Vacancy rates in suburbs such as Rosebery/
Eastlakes (4.1 per cent), Botany (6.6 per cent),
Mascot (5.3 per cent) and Waterloo/Zetland (four
per cent) are all above the average for the locality
and Sydney (SQM Research).
Whilst not impacted by a large increase in supply,
Kingsford (6.5 per cent) and Kensington (5.4
per cent) also have high current vacancy rates
as a result of their proximity to the University of
New South Wales and the current restrictions
preventing international students entering the
country. These restrictions are expected to ease
over the next 12 months and these suburbs will
see increased demand from renters and therefore
investors.
Other types of properties popular for investors
in the east are entire flats or unit buildings and

270 Maroubra Road, Maroubra

Source: CoreLogic

investment opportunities have a strong appetite
for dual-occupancy style residences. A recent
example includes 15 Oak Street, North Narrabeen
which sold for $2.08 million in November 2020.
The property consists of a four-bedroom, twobathroom dwelling and detached two-bedroom
granny flat. The property sold tenanted with a
gross annual rental return of $90,480, equating to
a gross yield of 4.35 per cent. The dual-occupancy
nature significantly increases the gross yield
potential at the expense of reducing broad market
appeal and capital growth opportunities.
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Important factors to consider will ultimately
come down to your investment strategy. Owneroccupiers traditionally drive capital growth and
therefore properties with strong owner-occupier
appeal in prime locations will likely outperform
investment grade, higher-yielding stock in the
longer term.
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over 2020. However the annual growth rate for
units in Coogee over the past five years is 5.8 per
cent, only just slightly below the 6.2 per cent houses
have enjoyed (realestate.com.au). A lack of new
stock in the suburb is likely to lead to unit prices
beginning to strengthen again this year, but they
are unlikely to keep pace with the increase in house
prices in the short to medium term.

Northern Suburbs
Investor activity reduced throughout 2020 on the
Northern Beaches due to decreasing rental yields
and general market uncertainty. Investors have
recently regained confidence and returned to the
market with residential property being seen as a
traditionally safe and secure investment strategy.
That being said, there are still sectors of the
investment market that are performing better
than others. Travel restrictions have increased
the unpredictably of the short-term rental market,
reducing the investor appeal. Additionally,
international travel restrictions have impacted the
executive rental market.
The median yield as of February 2021 for detached
housing and units for the Northern Beaches LGA
is 2.3 per cent and 3.5 per cent respectively (SQM
Research). Investors looking to chase high yielding

15 Oak Street, North Narrabeen

Source: realestate.com.au

The unit market is thriving in beachside locations
such as Manly, Narrabeen and Mona Vale. Investors
are often competing strongly with first home
buyers and downsizers, driving capital growth
and keeping yields low compared to the wider
Sydney region. Supply levels remain consistently
low and are down approximately 50 per cent from
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In a positive sign for investors, vacancy rates have virtually halved since April 2020 and are
currently sitting at 1.6 per cent, down from 3.1 per cent in April, suggesting an increased level
of security for investors.

The Upper North Shore has seen a dramatic
increase in medium and high density unit
development over the past decade. Areas such
as Gordon, Pymble, St Ives and all the way
up to Hornsby are examples of this increased
development. This product has been popular
with downsizers, professionals and investors, all
taking advantage of proximity to well-regarded
schools, train access to the CBD and ever
increasing local amenities.
Investors in particular have been very active in this
medium to high density market with high rental
demand and attractive yields being achieved over
the past 10 years. Recently however, increased
development activity has seen supply and
demand balance out and we now see supply at
very high levels. This supply issue has also been
compounded by the COVID-19 pandemic, due to
drastically reduced numbers of students in the
area, a downward trend for interstate migration
and overseas immigration at a standstill. Although
we haven’t seen evidence of significant declines
in value, we have certainly seen a reduction in
achieved rentals and vacancy periods.
The suburb of Hornsby, which has seen significant
high-density development over recent years,
currently has 140 apartments for rent (Domain),
with some large developments having multiple

properties for lease. The current median unit price
in Hornsby is $640,000 which is very similar to
the 2015 median price of $643,450 (Realestate.
com.au). Although these statistics may seem to be
unappealing conditions for investors, it must be
noted that as supply slows and we start reaching
some sort of normality in regard to the COVID-19
environment, demand is sure to increase. This
poses some potential opportunities for investors
looking to purchase in a soft unit market before we
see increased activity. Record low interest rates
are also likely to help fuel investor appetite in these
traditionally strong markets.
Matthew Halse
Director

Southern Highlands
Is 2021 the year we see investors re-enter
the market in big numbers? With historically
low interest rates and hopefully the worst of
Coronavirus behind us as a country, markets
continue to surge upward in volume and prices if
the first couple of months of 2021 are anything to
go by and after a robust Quarter 3 and Quarter 4 to
wrap up 2020.
Local observations indicate the majority of interest
is still owner-occupied driven from Sydney. Given
the Southern Highlands’ excellent proximity to
Sydney and the now new normal flexible working
from home arrangements, it is probable that we
will see less direct investor activity chasing high
yield properties. This is due to a large portion of the
market driving our middle and upper market ranges
into price brackets increasingly more aligned

with suburban Sydney. Increasingly, it’s feeling
like the Southern Highlands is developing into a
prestige, rural and lifestyle precinct of greater
Sydney, with $2.5 million plus sales becoming more
commonplace, particularly in the main townships of
Bowral, Mittagong and Moss Vale.
That said, the entry-level market is beginning to
see strong investor activity from local and out of
town purchasers. The main opportunities here
appear to be older style circa 1970 to 1990s style
properties being purchased, renovated and flipped
in the current period for solid returns. Even in this
segment, we have been observing increasingly
aggressive market activity in securing sites,
with off-market, two to five day selling periods
becoming commonplace
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November 2020 (SQM Research). In a positive sign
for investors, vacancy rates have virtually halved
since April 2020 and are currently sitting at 1.6 per
cent, down from 3.1 per cent in April, suggesting an
increased level of security for investors.
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Some of the standout areas include Bowral with
several notable sales around Ascot and Retford
Roads achieving into the low $1 million range after
being purchased 18 months prior for half that.
The other market proving increasingly attractive
to speculative investors is within the less sought
after pockets of Moss Vale and Mittagong, as local
tradies begin buying and quckly renovating these
older style properties to a reasonable standard
and either flipping or holding as medium term
rentals with yields of between 4.5 and five per
cent are common.
Investors and owner-occupiers alike are beginning
to seek out value in areas that have traditionally
been ignored by locals. Suburbs such as Welby
and New Berrima as well as some of the historical
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The next 12 months is likely to see a continuing
upward trend across the Southern Highlands
region. We anticpate a looming oversupply of lower
end entry level pockets as investors and owneroccupiers continue to push into these markets
and renovate houses that have stood in original
condition for over 40 years.
Notwithstanding that current Wingecarribee Shire
Councillors have been under the eye of the Minister
for Local Governement since September 2020
when a Performance Improvement Order was
issued, Council continues to be under increasing
pressure to catch up with roll out of much needed
infrastructure upgrades across the Shire. The good
news is that several major projects look like being
rolled out over the 2021 to 2023 period which will
further enhance the attractiveness of the region
to developers, investors and owner-occupiers.
Onwards!
Kurt Bismire/Tim Stevens
Property valuers

Lismore/Casino/Kyogle
Following on from an unexpected improvement
in the “COVID-19 hit” residential property market
in the Northern Rivers over the latter part of
2020, the sector continues to perform admirably
within the first few months of 2021 across rural
residential, rural lifestyle and residential markets.
Whilst the coastal regions continue to be active
we are also noticing that the inland, regional

One particular segment of the market that is catching the eye of
the savvy property investor is the humble block of flats.
areas such as Lismore, Casino and Kyogle are also
beginning to benefit from interest expressed by
prospective property investors.
The share market has had a fluctuating existence
throughout 2020 which, despite COVID-19 and
the market crash in March 2020, came out in the
positive…..but not that much.
Given that traditional, low-risk cash investment
vehicles such as term deposits and “high” interest
saving accounts currently provide a percentage
return barely enough to acquire a bag of bananas
at a local, organic food stall, property investors are
looking for alternatives.
So, that brings property back into the fold….and
what do we see? Thanks to historically low interest
rate levels; burgeoning residential rents/scarcity of
rental accommodation and population movements
interstate/intrastate, the demand for residential
property, particular in regional areas, continue to
thrive.
One particular segment of the market that is
catching the eye of the savvy property investor is
the humble block of flats. Whether it be original
or renovated, vacancy levels are relatively tight
in Lismore, Casino and Kyogle which has seen
weekly rental rates quietly rising over the past
few years and now, within the last six months, the
rise has been rather aggressive ….and that makes
a residential property investor a very happy
camper.
At net yield rates of 4.5% to 5.5% per annum
within these regional areas, these rates of return
are currently well ahead of cash accounts/term
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deposits and certainly better than a slap in a face
with a half-frozen barramundi, therefore it’s not
surprising that such interest is being shown in
bricks and mortar.
Whilst it is true that the capital gain for such real
estate investments in the regional areas may not
match their East Coast cousins, those property
investors seeking a positive income stream for a
much lower capital outlay should be interested.
How about residential development? Yes, there
are opportunities for building-to-sell and/or holdand-rent in regards to detached houses and units.
However, the building costs have continued to rise.
Fortunately, in these regional areas, the sales prices
have also continued to rise in tandem to even the
ledger out. If renting out the new residential stock,
there are the benefits of depreciation to claim as a
tax deduction, along with the increasing rent levels,
and subsidies for owner occupiers to apply for such
as the NSW Home Builder Grant.
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Housing Commision dominated precincts on the
fringe of Moss Vale and Mittagong are slowly being
redeveloped with strong results due to a lack of
stock as well as affordability becoming an issue
within the region. The fundementals remain - welllocated properties close to the townships with
access to infrastrcuture.

In that regard, we have noticed within the
developing residential estates of Goonellabah,
modern detached/attached duplex units have
become rather popular. These investment vehicles
can have a ‘double whammy’ offering of being
strata titled to provide two, separately saleable
duplex units and, thereby, creating some potential
for capital gain. Of course, having two units on one
site, there is the pleasing prospect of doubling your
rental income if leased (and again…depreciation
allowances).
Lastly, in the midst of a low interest rate
environment, the financial gymnastics of taking on
a renovation project has improved (providing you
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In summary, Lismore City, Casino and Kyogle
provide many opportunities for the regional
property investor who is willing to “dig around” and
research such opportunities… because they are
there waiting to be unearthed.
Vaughan Bell
Property Valuer

Coffs Harbour
It is difficult to say what the real statistic is between
the homeowner vs the investor; however, we get
the feeling the investor is finding it more difficult to
compete in the current market.
Property prices are heading north at an alarming
rate given the sheer unbalance of supply vs
demand within the region. As we are all aware by
now COVID has changed the face of the market
with the unstoppable march of the city dwellers
to regional NSW looking for their COVID safe
environment whilst enjoying the lifestyle benefits.
This has created significant competition for the
available product which means we are regularly

seeing prices being achieved at 10 to 15 per cent
above asking price. This has a significant impact on
the investor and their bottom line.
On the flip side we are also experiencing a very
tight rental market where the same supply and
demand factors are forcing up rental values
by similar percentages. The investor would be
conscious of this opportunity to capitalise on the
tight rental market, however securing an asset is
the difficult part of the equation.
We do not see any particular product type which
investors traditionally target within the region –
moreso this would come down to affordability vs
returns and long-term capital gain. At the entry
level you cannot go wrong with older units close to
the beach and services such as Park Beach, central
Coffs Harbour, Toormina and Boambee East are
well located to both beaches and major shopping
facilities, schools etc. Entry-level value for an older
style two-bedroom unit starts at $280,000 to
$300,000 with expected weekly rental of $300 to
$350.
Sawtell is arguably the most expensive real estate
in town and one the investor may not particularly
target given the high cost, however there is
good value in the smaller one-bedroom/bedsit
style units located close to the beach located on
larger sites with some underlying development
potential. Typically, these are sold in the $170,000
to $220,000 range and rent for $280 to $320 per
week. There’s never an abundance of this product
on the market at any one time but they’re definitely
worth looking at for the budget investor.

COVID has changed the face of the market with the unstoppable
march of the city dwellers to regional NSW looking for their
COVID safe environment

As we move up the property chain we get better
quality products at a higher price which will also
reflect a higher commensurate rental return,
however immediate return is only one part of the
investors’ thinking. Long-term capital gain should
also play a part and it is the Coffs Harbour region
which we believe has the greatest benefit in this
area. The lack of supply coupled with the major
infrastructure projects such as the Pacific Highway
bypass due to start in 2021 will no doubt see
increased pressure on property values and rentals
over the next three-to-five years.
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Grant Oxenford
Property Valuer

Newcastle
Newcastle/Hunter Region
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buy well of course). A simple updating of a kitchen
and bathroom, together with new floor coverings
and internal paint job, can help accelerate the
rental level in an already tight rental market. For
example, shelling out $50,000 on an internal makeover for a tired, three-bedroom, one-bathroom,
attached residential unit has, in one instance,
enabled an investor to achieve a $125 per week
increase in rent. That’s a gross yield return of 13 per
cent on the $50,000 outlay PLUS the depreciation
claims on the new improvements.

The Newcastle and Hunter region have seen a
steady rise in investors seeking to buy property in
the last six months. The region has seen the lowest
vacancy rates for rental properties for the last 20
years which is great news for investors. A lot of
investors from Sydney and north of Newcastle have
been reported at open houses all over the region in
the last six months, all looking to grab a slice of the
Newcastle market.
Agents in the area are reporting to have long
waiting lists of suitable applicants ready to jump
on the next rental property that comes up in their
preferred suburbs. The wait time has been reported
to be a potential eight to 12 weeks to sign a lease
which is extraordinary in itself. We touched on last
month that it’s not uncommon to drive past an
open house in the inner-city suburbs of Newcastle
and see 30 or 40 couples eager to get inside and
have a look. The rental market is booming.
The more popular suburbs within Newcastle are
Mayfield, Carrington, Cooks Hill and Hamilton. All
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Looking outside of Newcastle the new suburb
of Chisholm near East Maitland is seeing strong
investor interest with a new house and land costing
between $550,000 to $650,000 and providing a
rental yield of around 4.4% to 5.2%. The amount of
vacant land in the suburb is still strong with blocks
starting from $260,000.
While on the topic of new builds the areas of Farley
and Gillieston Heights near Maitland are proving
very popular spots for ‘duplex’ properties where
the common layout is a three-bedroom, twobathroom primary dwelling with an attached twobedroom, one-bathroom flat at the rear. These are
providing a rental yield of 6.0% to 6.5% depending
on location which is very attractive given the
proximity to Maitland.
Newcastle is still seeing an oversupply of units
due to a number of large projects finishing around
the same time in inner suburbs. However, we’re
also still seeing with strong numbers, as first time
homeowners looking to take advantage of the
first home buyer grants which are still available.
Investors are also purchasing units as the rental
market is kicking along however this is largely
driven by affordability rather than strong yields.
Another contributing factor that is helping
investors into the Newcastle Market is the cost of
money. Interest rates for investor loans are at an
all-time low, with investors reporting to be looking
for the best deal and fixing interest rates as low as
they can. This helps fuel investor confidence that

the interest rate market will not move around too
much whilst they purchase new investments.
The overall market is expected to continue to rise
for a while yet with demand still outstripping supply
and at the time of writing no signs of slowing down.
Agents are advising that their stock levels, while
still low, are slowly increasing but not yet to a level
where we are seeing a balanced market.
Tom Mc Douall
Associate Director

Central Coast Region
The Central Coast property market is currently
in the midst of a remarkable recovery post
the COVID-19 global pandemic outbreaks. It
was supposed to derail national economies,
unemployment was predicted to rise at
unprecedented levels, major lenders announced
loan deferrals to the people most affected,
overseas travel was halted, crippling the overseas
travel industry and the most feared phrase of 2020,
“lock down”, had the Central Coast community on
edge as small known cases were identified across
the region. It would be reasonable to assume that
under these circumstances property prices would
be set to spiral in a downward trend – at least this is
what some economists had forecast.
Let’s fast forward now to Quarter 1 of 2021 and it’s
safe to say how wide of the mark some economists’
forecasts were – but can you blame them for
getting it wrong? I’m happy to forgive. In a recent
media release by Domain, it was reported that the
Central Coast region recorded a median capital
growth increase of 12.7 per cent in the past 12

months. Driving the market over the past 12 months
has been increased buyer demand from residents
looking to relocate from Sydney metropolitan
areas, with our region offering affordability that
few Sydney property markets can rival. This along
with the sustained low levels of supply has fuelled
the market to where it is today.
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With investors being deterred from the national
share market due to its state of volatility and
commodity markets being less buoyant than
before, investors are looking elsewhere to earn
a return on their prized savings. Investors will
generally look to invest in a property market that
has potential for long term reliable yields, with
capital growth prospects secondary. Currently,
the mindset for some investors is short term with
capital growth first and foremost. Investors are
slowly trickling back into the market, albeit at a
slower pace than the stampede of owner-occupiers
flocking to the region.
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located within a 15-minute drive to the city which is
popular amongst younger workers wanting the live
close to the action. Suburbs in the Lake Macquarie
region seeing strong investor interest are Teralba,
Boolaroo and Edgeworth, which are all close
proximity to Warners Bay and also 25 minutes into
Newcastle.

A percentage of potential buyers in our region have
decided to try before buying by renting in areas
they see of interest. With this, the rental market has
seen similar increases in demand causing increased
rental prices. Local agents report that the majority
of buyers are currently owner-occupiers and we
are actively seeing rental properties placed on the
market for sale and sold to this buyer segment.
This is causing rental stock levels to diminish,
placing vacancy rates at unprecedented low levels,
especially for dwellings.
The unit market, mainly in Gosford and The
Entrance, have not seen the growth experienced

The Central Coast property market is currently in the
midst of a remarkable recovery post the COVID-19 global
pandemic outbreaks.
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Dual occupancy developments were traditionally
found within the Peninsula suburbs of Umina Beach,
Woy Woy, Ettalong Beach and Booker Bay, however
in recent years we are seeing an appetite for
increased dual occupancy development spanning
across the region. A purpose-built granny flat
allowable under the rules of complying legislation
has attracted investors to the region with typical
rental returns for these dual occupancies at around
five to seven per cent.
The northern area has typically attracted investors
due to being one of the more affordable sectors
of the Central Coast. While this remains true, the
region is now also increasingly appealing to home
owners and first home buyers for this very reason,
as property values across a large portion of the
Central Coast continue to rise.
There is no shortage of new and upcoming
estates in suburbs such as Hamlyn Terrace and
Woongarrah; the Warnervale Town Centre project
is also underway, a drawcard for investors and first
home buyers alike.
Low interest rates, a good yield and low vacancy
rates are all incentives drawing investors to the
area. A four-bedroom, two-bathroom house and
land package can be purchased in Woongarrah for
mid $600,000, and would receive a rental return of
approximately $550 per week – an ideal product for
the investor looking for a reliable yield.
Recent tourism campaigns encouraging residents
to holiday within their own states has laid further

claims that maybe a short term accommodation
unit or AirBnB style property may be an attractive
investment for some. The target property for this
type of investor is either a home with a view or
within the tourist centres – think Terrigal, Avoca
Beach, The Entrance - but they are scattered across
the region, sometimes in places one wouldn’t
normally associate with holiday makers. A local
selling agent reported that a property sold in
Phegans Bay in 2020 was booked for 12 months
in advance through AirBnB, incentivising the
prospective buyer of a reliable short term rental
income stream.
Todd Beckman
Property Valuer

Illawarra
The residential property market in the Illawarra has
started 2021 with a huge bang. There has been a
limited number of properties come on the market
but strong demand is resulting in short selling
periods and increasing sale prices. For the period
1 January through to 19 February (time of writing),
the number of residential transactions in the
Wollongong LGA has dropped from approximately
380 in 2020 to 270 in 2021, however the median
sale price has jumped from $645,000 to $765,000.
What does this mean for investors? Traditional
investment stock in our market is made up of
Wollongong units, older entry level housing in
lower value suburbs and modern dwellings in the
new subdivisions such as around West Dapto and
Calderwood. Supply in these areas has generally
been elevated in recent years with a number of

large unit developments having been completed in
Wollongong and new land releases continuing in the
growth corridor. The extra supply means that there
is more competing stock that has been coming to
the market and while there have been stronger
prices being paid in recent months, they’re not in
the same elevated category as the owner occupied
and premium housing products.
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At the moment older two bedroom units in
Wollongong can be purchased for $400,000 to
$450,000 and rented for $375 per week, a gross
yield of 4.3% to 4.9%. Newer two-bedroom units
with a bit of a view are selling for around the
$650,000 mark and would rent for $550 per week,
a gross yield of 4.4%.
A new house in Wongawilli can go for approximately
$800,000 and rent for a new four bedroom home
is around $600 to $650 per week, a gross yield
of 3.9% top 4.2%. Older homes in areas such
as Barrack Heights or Warilla are attractive to
investors who are interested in a lower price entry
point. There are still opportunities to purchase for
under $500,000 and while there might be a bit of
tidying up to do, the property could rent for $425
per week, a gross yield of 4.4%. These are very
general indications of current values and rents,
keep in mind that a savvy investor will be looking
for ways that they can enhance their yield.
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over the past 12 months compared to other Central
Coast property markets. This is perceived to be due
to increased supply levels over recent years from
new unit developments and increasing vacancy
rates in these areas. As a result, we expect this
market to remain subdued.

There are alternative property types available to
investors in the Illawarra. One of the most common
is a block of flats. These can range from two units
through to blocks of eight or more in some cases.
Recent sales include a 13-bedroom boarding house

There are still opportunities to purchase for under $500,000
and while there might be a bit of tidying up to do, the property
could rent for $425 per week, a gross yield of 4.4%.
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Is a weekender or a holiday home an investment
property? Sure it costs money to maintain and
hold, however if you’ve got the spare cash and
are able to buy a holiday house in a premium
location the capital growth that we’ve seen in
the last 10 years has shown that this would have
been a great investment. With reports that some
of the largest residential sales in our northern
suburbs are to Sydney families as a holiday house,
it appears that this is catching on. Information on
purchaser’s details or motivation are not often
available although agents have advised that both
a Coalcliff property ($4.715 million) and a Clifton
property ($3.375 million) are secondary residences
purchased by Sydney buyers.
Chris McKenna
Residential Team Leader

Nowra / Shoalhaven
The residential property market in the Shoalhaven
region has continued to gather momentum from a
very strong 2020 and go from strength to strength
to start off the 2021 year. This has largely been
driven by low interest rates, increased savings
held by prospective purchasers due to Covid-19
restrictions impacting interstate and international
travel and demand outweighing supply. All these
aspects combined are resulting in fewer days on
the market and very strong sale results across all
residential property types in the Shoalhaven.
The investor market in the Shoalhaven during
2020 and at the start of 2021 has largely been
driven by two investor types. The first investor
type is predominantly local buyers seeking to
make a rental return from a conventional six to

12-month lease arrangement. This investor is
buying properties at the lower to middle price
bracket range.
The second investor type is buyers from outof-town areas purchasing holiday homes with
the intent of utilising the property for their
own use as well as leasing the property as a
short-term holiday accommodation investment.
Popular coastal suburbs such as Hyams Beach,
Currarong, Vincentia, Callala Beach, Huskisson and
Culburra Beach are examples of where a greater
rental return may be achieved as a short-term
holiday accommodation investment than from a
conventional six or 12-month lease arrangement.
Operating a property as a short-term holiday
accommodation stay has the advantage of the
owner being able to utilise the property when it is
not booked out or at their own discretion.
Buyers from out of town are competing with
local buyers and thus pushing up property prices
in the Shoalhaven. These out-of-town buyers
are predominately from Sydney, Canberra or
Wollongong regions. Although purchasing a
holiday home is not the purest form of property
investment, many buyers often purchase a holiday
home with the intent of utilising their potential for

short-stay accommodation, such and Airbnb, due
to the strong demand and interest in holiday stays
in the Shoalhaven region. Local agents advise that
many buyers rely on this income in order to help
supplement their mortgage repayments.
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During 2020 investors have also been keen on
purchasing blocks of residential flats in Nowra. 198
Kinghorne Nowra, which consisted of four units,
sold for $784,000 on 25/09/2020 and 5-7 Plunkett
Street Nowra, which also consisted of four units,
sold for $960,000 on 01/08/2020.
Josh Devitt
Director

Albury/Wodonga
It is no secret that regional property markets
have enjoyed the unexpected silver lining of the
pandemic in very buoyant conditions across all
segments in entire regions. It is not often that
market drivers affect all segments or all areas,
valuers generally tend to be averse to blanket
statements when discussing property markets,
preferring to focus on differences in markets.
However, the property market in Albury-Wodonga
and surrounds on both sides of the border have
experienced strong demand and an increase in
prices across the board.
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in Cringila for $950,000, two x renovated twobedroom units in Figtree for $790,000 and six x
strata titled two-bedroom units in West Wollongong
sold in one line for $2.195 million.

There are a variety of drivers including migration
from metropolitan areas, government stimulus
packages for building and renovating, limited stock
and local FOMO leading the pack. In addition, the
strength of the rural sector and rural property
market also appears to be having a positive knockon effect in the rural lifestyle market. There is also
a lack of rental properties available, further fuelling
investment interest in our markets.

5-7 Plunkett Street Nowra

Source: i ntegrityre.com.au

Generally we are coming off the back of many areas
benefiting from pre-Covid investment purchases
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We are definitely in a seller’s market, so investors need to be clear
on the purpose of the stock they are purchasing and the return
achievable.

The volume of new home construction in 2021 will
surpass anything on record in Albury-Wodonga,
and with a current shortage of vacant land and
most builders booked for the next year or two, we
are seeing a premium appear in the new homes
hitting the market now, purchasers factoring in
the delay of starting from scratch and investors
and homeowners prepared to pay more for the
finished product.

housing is available as people shift into the new
homes of the current construction boom. Time in
the market might have to trump when an investor
bought into the market. A perfect storm or the best
downpour of a season yet to be determined.
It might not look like a great time to invest with
some of the market drivers for demand off the
charts, however the fact that there are multiple
drivers instils confidence, which as we know is at
the core of all markets.
One thing is for sure, you need more money to
invest in Albury-Wodonga than you did this time
last year, no question. And you need to be quick or
patient or possibly both.
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and divesting post Covid with significant lift,
especially if renovated and an extra premium for
already completed new home stock, well presented
established stock and the prestige market also
strong. However, the opportunity for short term
investment flip may reduce now, as entry level to
this investment choice is so much higher.
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Rachel Anderson
Property Valuer

Generally speaking, the investors have been
a mixed bag, most looking at the mid to long
term now that regional living and flexible work
arrangements are now in the mainstream property
discussion. Population growth and employment
have always been bugbears to regional living,
seemingly both are on the rise and with it the value
of investing in regional property has increased
significantly.
The gap between city prices and regional prices
would still indicate that affordability is a factor for
investors. We are definitely in a seller’s market,
so investors need to be clear on the purpose of
the stock they are purchasing and the return
achievable. The next 12 months will be very
interesting in terms of how much new home stock
comes to market and how much established
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Victoria
Investing in residential property not only might
bring investors passive income and long-term
returns if the value of the property increases over
time, but also seems less volatile than other asset
classes. In some cases where the expenses on the
investment property are more than the income,
investors can also potentially use the losses
arising from negative gearing as a tax deduction.
Hence, property investment is always a popular
choice for investors, particularly for mum-anddad investors.
Amid the COVID pandemic, property investors
have become more cautious when they make an
investment decision. According to the latest ABS
housing finance data, investor housing finance
commitments have started to rebound recently.
Thanks to the historically low interest rates and
stamp duty waivers, more investors have come
back to the market. This month we are focusing on
the investor market and looking at investor activity
in different regions of Melbourne.
Melbourne CBD
Generally, high-rise apartments in the Melbourne
CBD always look attractive to property investors
due to the strong demand in the CBD’s rental
market, low price points and strong rental
yields. However, the arrival of COVID pushed
the CBD’s apartment market into chaos. With

no foreign students and no migration because
of the closure of borders, vacancy rates in
inner Melbourne are extremely high. Despite
an improvement in the vacancy rate in the
CBD recently, it is still higher than the preCOVID level. High vacancy rates also put more
downward pressure on asking rents.



Source: REIV – Market Insight

Due to the soft demand and oversupply in
the rental market, we have seen the rental
yield fall to a fresh record low. As of January
2021, the median price of CBD apartments and
rental yields are $555,000 and 3.8 per cent
respectively.



Source: SQM Research



Source: SQM Research
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Melbourne
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Despite the COVID vaccines that are about to
be rolled out, Australia’s international borders
are unlikely to fully reopen until at least 2022,
according to Health Department Secretary
Brendan Murphy. With the limited number or no
overseas arrivals, we estimate that the rental
market in the CBD will continue to be sluggish
in the coming year. Although there are plenty
of bargains likely to be found in apartments,
investors are unlikely to get into the apartment
market given the current dropping demand in the
rental market.

Investing in residential property not only might bring investors passive income and long-term returns
if the value of the property increases over time, but also seems less volatile than other asset classes.
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1115/220 Spencer Street Melbourne, VIC, 3000

Source: CoreLogic

The above apartment features two bedrooms
and two bathrooms and is situated in the heart of
the Melbourne CBD with proximity to Southern
Cross Railway Station. The vendor purchased the
property for $479,000 in April 2013 and sold it for
$453,000 in January 2021, with current asking rent
of $480 per week.
South-East
Amid the COVID crisis, the property market in
the south-east metropolitan region is relatively
resilient. With the popularity of working remotely,
renters are focusing more on the lifestyle features
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Source: Propertyvalue.com.au

As of Quarter 4 2020, the median value and median
rent for apartments in Hampton is approximately
$856,000 and $550 per week, reflecting an
annual growth rate of six per cent and 16 per cent
respectively. The current vacancy rate in the area
is sitting at circa 1.8 per cent. With strong rental
growth and tight vacancy rates, it becomes a great
location for property investors.
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and local amenities the area and property have
to offer, rather than proximity to the CBD. For
detached houses, we are seeing a spike in demand
for rental houses in some family suburbs with
great access to schools, such as Bentleigh. As of
Quarter 4 2020, the median sale price and median
rent in Bentleigh are $1.5 million and $630 per
week, reflecting an annual growth rate of seven
per cent and 13 per cent respectively. Although
property in Bentleigh might not be able to provide
an attractive yield for investors, it might provide
investors with a good opportunity to achieve great
capital growth over the long term.

Source: REIV – Market Insight

For units and apartments, we have seen demand
for rental property in the bayside region skyrocket
over the past year. As renters are focusing more
on lifestyle features, we anticipate that demand for
bayside rental property will continue to grow in the
coming year. One of the suburbs to look out for is
Hampton. Hampton is an affluent bayside suburb
located approximately 14 kilometres south of the
Melbourne CBD.

108/33 Crisp Street, Hampton, Vic 3188


Source: realestate.com.au

Source: Propertyvalue.com.au
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Inner and Outer East
In the past six months, house prices have risen
3.5% across Australia while unit prices have
largely remained unchanged. Since December,
every capital city has recorded stronger results for
houses over units. Most of this price recovery is due
to owner-occupiers and many first home buyers as
investor activity has lulled. This is highlighted by
Robert Harley for the Australian Financial Review,
indicating that although the costs to borrow funds
for investors continue to decline and rents remain
stable, there are few investors participating in the
market. Harley explains that re-engagement of
investors in the market can be encouraged by rising
prices, the impending roll-out of COVID vaccines
and the endurance of low interest rates but will
likely heavily depend on the future of JobSeeker
and the continuation of no-eviction freezes
currently in place. Clearly, rental incomes over the
past 12 months have faced huge repercussions and
these are likely to continue into the year as vacancy
rates across Melbourne rocket.
While Melbourne’s eastern suburbs remain
extremely popular, they often come with a higher
price tag. Despite this, opportunity for investment
is present in leafy suburbs such as Croydon with
close proximity to good schools and scenic views
of the Dandenong Ranges. With prices for houses
remaining under Melbourne’s median at $780,000
and unit prices coming in at around $580,000, the
suburb has experienced an annual growth of 12.1
per cent and appears to be a decent opportunity
for investors.

Some other suburbs in the east that are
experiencing high median growth include
Mont Albert, Vermont South, Ivanhoe East and
Canterbury. Mont Albert, in close proximity to Box
Hill as well as access to public transport and some
of the city’s leading private schools, reached a
median house price of $2.33 million in December
2020. This equates to approximately $1815 per day
since December 2019.
MEDIAN HOUSE
PRICE (DEC 2020)

DAILY
INCREASE

Vermont South

$951,000

$827

Ivanhoe East

$850,000

$633

Canterbury

$1,250,000

$485

SUBURB

(Source: realestate.com.au 2021)

Record low investor participation and changing
lifestyle preferences have vastly impacted the
demand for units throughout the pandemic.
Apartment rents and values have reduced in
Melbourne and with no international students
or migration, vacancy rates remain abnormally
high. Corelogic reports that concurrently, supply
levels have increased in some areas and while
this imbalance remains it is likely that units will
continue to underperform relative to detached
housing markets, at least until international border
restrictions are lifted. It will be interesting to see
if the next generation of investors will have a
different agenda, focusing on detached houses in
outer areas rather than apartments in the inner
suburbs of the east.
Inner and Outer North
Investors have been hit hard by the COVID-19
crisis over the past 12 months in Victoria. The
inner and outer north has been no exception
to this. The ABS housing finance data showed
that the portion of finance for property lent to
investors fell to a record low of 23.6 per cent in
Victoria during August 2020. This was on the

back of the pandemic and Melbourne having
the highest exposure to overseas migration in
Australia which was put on hold for the majority
of 2020.
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Apartments in greater Melbourne have seen unit
rents decline by 5.5 per cent (source: CoreLogic,
2020). This is related to the reduction in migration
of overseas workers and students not able to
come to the country due to the travel restrictions
imposed. The lockdowns have also prevented
many Airbnb apartments being used, resulting in
these owners looking at the conventional rental
market to gain an income and resulting in more
listings and weaker rental returns. Investors are
also worried about spooking their tenants with
rental and maintenance issues with the fear that
they will end up losing the tenant and be left with
an empty property, the worst outcome for many
who rely on the weekly income.
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The above apartment features two bedrooms and
two bathrooms with proximity to Hampton Beach.
The vendor purchased the property for $817,500 as
an investment property in December 2020, with a
current asking rent of $565 per week (3.6 per cent
gross yield).

Areas such as Abbotsford, Collingwood and
have also been struggling with the sheer
quantity of new apartments that have hit the
market in the past five years. This has also added
pressure on investors already in the market,
making it hard for them to sell their investment
which may be performing badly and having to
sell at a loss, compounding their problem. The
below graph shows the median unit price in
Abbotsford falling from $605,000 in 2014 to
$572,000 in 2020.

Annual trend of House and Unit prices in AbbotsfordSource: realestate.com.au
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The outer north suburbs such as Craigieburn,
Mickleham and Donnybrook have seen some
investors interested in detached housing but
Mirvac has reported that even those who say
they are investors intend to occupy the house for
themselves or their family eventually. The new
house and land market boomed throughout 2020
and has been dominated by first home buyers
and owner-occupiers looking to take advantage
of the Homebuilders and First Home Buyer grants
available to those who qualify.
The investment market will slowly return once
there is a sense of normality. This will be heavily
dependent on the economy, employment rates,
international travel and easing of restrictions.
There are some opportunities currently for
investors looking at detached housing in areas such
as Brunswick, Thornbury and Northcote. These
properties are predominantly older stock but there
is a lot of competition with owner-occupiers for
these properties.
Western Suburbs
The western suburbs of Melbourne present an
interesting environment for property investors in
this current climate.
In the more established parts of the west,
investors are basically non-existent and have not
been since the start of the pandemic. Investors
in this area typically look for apartments as this
type of product has a higher yield and return
on investment over a house in this area. Factors
deterring investors from purchasing apartments
in the area are the uncertainty of the market, drop

in demand for the apartment lifestyle and lack of
tenants. Investors are hesitant to purchase this
product right now because it is uncertain when
market conditions will improve for the investment
to be profitable. With lockdown restrictions coming
and going, tenants have decided that living in an
apartment is less desirable and prefer to have
more space and a backyard. This means more
apartments are for lease with no one wanting to fill
them. No immigration has also caused problems
for investors as usually this demographic looks to
rent something affordable close to the city. These
factors have caused an oversupply of properties
in the area available for lease, pushing down the
average rental in order to attract tenants and
remain competitive in the market. If properties
in this area continue to decline in rental value,
investors will continue to be non-existent. Until
prospects of rental increase, yield and stability of
tenants become more prevalent, investors will likely
look elsewhere to spend their money.
In the developing areas of the west, investment
is more likely to occur. While the market in these
areas has been dominated by owner-occupiers,
there are still opportunities for investors to make
money. As the parcels of land are large and in
reasonable proximity to the city, this type of
product is more desirable in the current climate.
The demographic in this area is predominantly
families. Couples without children are a large
portion of those looking to rent. Demand gives
investors more incentive to purchase in these areas
as they are more likely to fit the needs of the public
and make money. Factors influencing investment
decisions moving forward will be availability of
renters and ability to obtain finance. A slow and
steady increase in value and investments is on
the horizon for this area as demand is healthy due
to people wanting larger parcels of land within

proximity of the city, its suitability for families and
its affordability.
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Investors will be faced with the challenges of the
pandemic for the foreseeable future, forcing them
to re-strategize and look where the demand for
rentals are going.
Geelong
Geelong has entered 2021 with a solid foundation
to make sustainable capital growth throughout
the year. Coming off a solid end to 2020, Geelong
is already off to a promising start. The continuing
popularity of regional markets has seen this
become one of the strongest performing regions
with a rise in values of 6.9 per cent over the past
year.
Record low interest rates, increased consumer
confidence, first homeowners’ grants and an influx
of new Melbourne residents have all played a
significant role in solidifying the Geelong market.
With interest rates expected to remain steady,
demand is likely to increase for the first half of the
year, driving prices upwards.
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The investment market will
slowly return once there is
a sense of normality.

After a downturn in 2020, the unit and apartment
market, historically driven by investors, is
expected to see a return. Decreased demand
from international students and the short-term
rental market taking a hit saw demand for these
property types fall. 2021 has already shown
promising signs as rental yields have begun to
increase to start the year.
In terms of best regions within greater Geelong
to invest, Fyansford, Lara, Mount Duneed and
Charlemont were among the highest growing
areas. These regions were strong in both the rental
yield and median house price department, with
Charlemont in particular increasing by 14.5 per cent
in median house price throughout 2020. These
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developing and affordable regions should continue
to show growth in 2021.

Source: Corelogic

Perron King
Director

Month in Review
March 2021

Source: realestate.com.au

8 Brian Crescent, Mildura – Sold for $200,000.
Rent: $290 per week for 7.54 per cent yield

Mildura
Investor activity is strong, particularly from outof-town buyers. Mildura is often publicized as a
particular hot spot for investors due to a tight
rental market and steady population growth.
Corelogic has reported that housing values in
north-west Victoria increased by 11.6 per cent in
2020, outperforming almost every other regional
centre in Australia.
Recent sales of leased properties include:

15 Kalimna Drive, Mildura

8 Brian Crescent, Mildura

are still an attractive prospect to metro-based
investors, attributed to the less than one per
cent vacancy within local rental markets. Overall
rents in the greater Bendigo region have been
increasing due to an under-supply of rental
properties. Traditionally, the more soughtafter investor stocks are the reasonably newer
dwellings, as they tend to attract depreciation and
tax benefits for investors.

Source: realestate.com.au
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15 Kalimna Drive, Mildura - Sold for $350,000.
Rent: $410 per week for 6.09 per cent yield

Jake Garraway
Residential Valuation Manager

Bendigo
Bendigo’s residential market finished the end of
2020 with strong results across the board, after
periods of economic uncertainty and the broader
implications of the global COVID-19 pandemic.
Buyer activity remains very strong in the area,
predominantly attracting owner-occupiers and
Melbourne buyers looking to relocate. Due to
a substantial uplift in housing prices, investor
activity has decreased a fraction, however
investors remain active players in the market.
Local investors are now using the equity in their
own homes for investment properties, further
driving demand for properties in the area and
resulting in sharp increases in housing prices as
the supply of housing coming onto the market
reduces and selling periods shorten. Currently
potential purchasers are outweighing vendors in
the Bendigo region. Housing stocks in Bendigo

1281 Rochford Road, Newham

Source: CoreLogic

The Macedon Ranges experienced consistently
strong sales in the early months of 2021. Prices
are trending upwards and properties are selling
above the asking price quite regularly. A prime
example is a lifestyle property at 1281 Rochford
Road, Newham. The property had an asking price
of $1.1 million and sold for $1.17 million through a
local agent shortly after being listed with strong
interest from local and out of town buyers. The
strong demand throughout the region is leading
to some buyers missing out. Lifestyle properties in
the Macedon Ranges have been highly sought after
in recent months and continue to trend upwards.
Investment in the Macedon Ranges has begun to
increase again, after decreasing slightly during the
peak of the global pandemic (source: Core Logic RP
Data 2021).
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Construction and residential development has
been at the forefront of growth within the greater
Bendigo region. A proposed development at the
Fortuna Villa Estate comprises 79 contemporary
style residences, a combination of townhouses and
houses and is a prime example of the higher density
development in the region, in accordance with
the City of Greater Bendigo’s strategic planning
objectives. The pool of buyers and investors has
grown substantially in recent months; we predict
this trend to continue throughout the rest of 2021.
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Queensland
According to a variety of reported opinions, it’s
Brisbane’s time to shine.
The city has seen a stop-start-stagnate property
market for close to a decade, with myriad factors
(floods, unit oversupply, high unemployment, global
pandemic) keeping our values within single-digitper-annum growth across many suburbs.
It’s been frustrating for many homeowners.
Our region has been full of promise and was
often touted as the one to watch by industry
commentators every January for about 10 years
straight. But then, as each annum progressed, we
saw markets underperforming.
However, 2021 feels like a whole new event.
During the stop-start 2020 lockdowns in other
states, Queensland managed to remain fairly much
open to locals. It’s instilled a sense among our
population that there’s no place on the planet you’d
rather be than the Sunshine State, and as its capital
city, Brisbane is reaping plenty of goodwill rewards.
In addition, we have continued on an infrastructure
program that’s driving employment in the
construction industry – not that the explosion
in house building off the back of government
pandemic stimulus wasn’t already creating plenty
of activity.
And now it looks like we’ll be lighting the Olympic
flame in 2032.
Combine our local good news with a national
vaccine rollout and historically low interest rates

All this adds up to opportunity for investors – we just need to see
more sales filtering through the system to confirm that the trend
is well and truly entrenched.
and it’s obvious why everyone in the Brisbane
property game is walking with a little more spring in
their step at present.
This month, we’ve been asked to talk about investor
activity, and the subject couldn’t be timelier.
This is because over the final months of 2020, as
the market began to pick up momentum, investors
didn’t seem to be part of the equation. Most of
the focus was the rise in first homeowner activity,
particularly in new construction. The result was
blocks of land being snapped up faster than they
could be released and long delays in securing a
builder.
But investors stayed on the sidelines. In terms of
confirmed sales and qualitative evidence, investors
remained relatively inactive in Brisbane and its
surrounds.

Capital City Home Value Changes
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Brisbane
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Source: CoreLogic

What’s even more compelling is that in the past
three months alone, the change in dwelling values
improved by 3.5 per cent according to CoreLogic.
That’s a quick acceleration.

But there are some very real signs that this is about
to turn around. The first rumblings of investor
activity are being felt.
First up, here’s some data that shows why investors
are getting interested in Brisbane.
CoreLogic analysis to 28 February reveals that
Brisbane’s median home value rose 2.4 per cent
across the year to date. A very heathy outcome
that is priming the pump for growth.

Changes in dwelling values

Source: CoreLogic

In addition, SQM Research analysis showed
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And rents aren’t falling. SQM Research said asking
rents for houses in Brisbane have hit $478 per
week which is an increase on the year-low figure of
$457 per week back in May 2020. The analysts at
SQM also said Brisbane’s gross yield continued to
hover around a very respectable 4.1 per cent.
Why is all this important? Because these are solid
results that are catching the eyes of investors –
particularly from other states.
Some anecdotal evidence is coming to hand on this.
A local buyers’ agent of some renown informed one
of our staff about a huge pickup in investor enquiry
over the past two months with a high representation
of Sydney and Melbourne buyers looking to spend
around $800,000 on a Brisbane asset.
These sorts of numbers are yet to translate into
a weight of actual sales, but with Queensland’s
Chief Health Officer recently stating she’d like to
think the vaccine’s rollout will put an end to state
border closures, perhaps buyers from out of town
will become even more interested in Brisbane’s
property markets. Stability, certainty and free
movement around the country will do that sort of
thing.

Brisbane’s gross yield continued to hover around a very
respectable 4.1 per cent
system to confirm that the trend is well and truly
entrenched.
Now, let’s drill down a little into what would be
considered traditional investor class stock in
Brisbane.
In terms of detached dwellings, you’d be looking
at basic three-bedroom cottages on standard
blocks in close proximity to service and facilities,
and within a reasonable commute of the CBD. This
is good fundamental real estate that should see
plenty of renter demand and solid value growth
prospects over the medium to long term.
All the better if the property has a bit of a twist,
such as some future subdivision potential or a
renovatable home perhaps.
For example, this property at 26 Ardentallen
Road, Enoggera sold for $620,00 in January. It
provides two-bedroom, single bathroom, one-car
accommodation on a 412 square metre block.
This sort of property would appeal to both first
homebuyers and investors. It’s basic but has the
ability to be renovated. It’s also in an established
well-serviced suburb.

In short, our property remains relatively affordable,
with strong price growth fundamentals and solid
rental yields in a market where job prospects and
net internal migration numbers are on the rise.
All this adds up to opportunity for investors – we
just need to see more sales filtering through the

26 Ardentallen Road, Enoggera

Source: realestate.com.au
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There’s also been opportunity for buyers a bit
further out too. Detached three- and four-bedroom
lowset brick homes in fringe suburbs are seeing
good demand. These suburbs have easy highway
access allowing a short weekend drive to the
Sunshine Coast or Gold Coast.
Our recommendation for investors would be to look
for a detached home that’s at least 12-months old.
You’ve lost some depreciation benefits – granted –
but you avoid paying that new home premium on
the buy in.
Rental demand in these suburbs is good too and
while capital gains won’t be as strong as in the
inner-Brisbane suburbs, fundamentals for growth
over the long term remain good.
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Brisbane’s vacancy rate sits at 1.7 per cent,
indicating a market where rental demand is
outstripping supply. This fall is in line with
anecdotal reports from property managers who
are, in general, finding that appropriately priced,
decent quality rental property is receiving plenty of
tenant interest.

For attached housing, units remain a viable option
for cashflow, but stock designed specifically for
investors wouldn’t be our pick. While much of the
inner-city oversupply of one-bedroom units has
been absorbed, there is still some way to go before
the market fully turns around and presents a buy
opportunity.
Instead, seek units that would appeal to owneroccupiers as well as renters. Near city areas such as
Ascot, Auchenflower, West End and East Brisbane/
Woolloongabba might be the go.
Also, don’t completely write off cheaper threestorey walk-up units in 1980s and 90s blocks.
They’re usually of good size and in well serviced
locations, while they’re also relatively inexpensive
and offer a good rental return. Some agents are
reporting that apartments which sat unwanted
on their listing books for years have now been
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Finally, some of the more unusual investment types
including duplexes, flats buildings and boarding
houses continue to see good interest in southeast Queensland. They provide solid income and
can be an effective way to land bank if they’re on
larger sites in good suburbs, but listings are rare so
competition (and prices) can be hot for some multiincome-stream assets.
David Notley
Director

Gold Coast
South (Tweed Shire)
The Tweed Shire has been undergoing major
changes in the investor market since the onset
of COVID-19. Why? The regional boom! Need we
say more?
Across the Tweed, vacancy rates have been low for
years and have been exacerbated further since the
onset of COVID-19.
Initially when COVID-19 hit, there were investors
who sold up fearing the worst, however this
quickly turned around with agents across the
Tweed Shire reporting that their main investor
clientele is coming from the Sydney, Melbourne
and Brisbane areas.

Despite this, the region is now predominantly
attracting owner-occupiers with fewer long-term
investors purchasing than pre COVID-19. Even with
rental prices having a hike, the yields are low with
many properties being negatively geared. Current
yields are roughly around three to five per cent gross,
with Banora Point presenting the highest yields
and the popular coastal towns the lowest yields.
The most affordable and popular areas in the
Tweed Shire for investors are around Tweed Heads,
Banora Point, Terranora and Bilambil Heights,
however higher capital gain opportunities can be
found in the coastal towns of Kingscliff, Bogangar
and Pottsville. The most popular investments in
all areas are detached dwellings with duplexes and
townhouse style units also being popular over the
past few months.
The main problem for investors across the shire at
the moment is low stock levels with open houses
having large numbers through and multiple offers
within the first week of the property being listed.
Therefore, most investors will find themselves
having to pay top dollar to secure a property.
Recent sales include:

Interestingly, the major investor profile now is city
folk who intend to rent their new purchase for six
months to two years before they move into the
property themselves.
Rents have also seen a hike with more demand
from city dwellers who want out of the cities and
want to try before they buy. Property managers
are receiving offers above asking rent price, in
some cases $100 per week more or 12 months
advance payment.

44 Charles Street, Murwillumbah

Source: realestate.com.au

◗ 44 Charles Street, Murwillumbah – Sold
November 2020 for $720,000, currently

renting for $650 per week. Represents a
yield of 4.5 per cent gross (less two weeks
vacancy). This property gets a special mention
as it has a current DA for a two-lot subdivision.
Once subdivided, the vacant lot would sell for
approximately $300,000.

4 Concord Street, Banora Point
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snapped up. Another sign the tide is turning.

◗ 4 Concord Street, Banora Point – Sold
November 2020 for $659,000, currently renting
for $700 per week. Represents a yield of 5.3 per
cent gross (less two weeks vacancy).
Gold Coast - South
The housing market particularly between Mermaid
Beach and Tugun has been a shining light over the
past two to three years and this has never been
more evident than what we witnessed in the last
quarter of 2020 and first six weeks of 2021, with
record prices being achieved. In some suburbs it
has been reported that value levels have increased
by ten per cent or more since Christmas! The strong
surge in property prices has made it difficult for
short term investors seeking affordable property
in this area with a good return on investment,
with very limited levels of stock available. Strong
increases in rental prices since late 2020 have also
added more fuel to the residential market in this
part of the coast.
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Investors looking to purchase units in Surfers Paradise are generally chasing a four per cent yield as
reported recently by some real estate agents and if the projected return falls close to the three per
cent level, investor interest really drops off.

The strongest areas for both investors and owneroccupiers are still closest to the beach and the
strongest type of property for capital gains are still
detached dwellings, duplex units and townhouse
or villa units in small complexes, with lower
body corporate fees. However, given the spike in
property values this year, yields are generally only
in the two to four per cent gross range.
Gold Coast - Central
Investor activity for highrise apartments in the
hub of Surfers Paradise throughout 2020 was
largely diminished as a result of the of the COVID-19
pandemic. Traditionally this locality has been
driven by investors chasing higher returns from
short term or holiday letting either through on-site
management or via other means such as AirBnB.
Since the height of the pandemic, these returns
have been significantly reduced and the months
that followed saw an exodus from the short-term
letting market and a shift to a more traditional
rental arrangement of six or 12-month permanent
rental leases. In some cases, on-site managers

were happy not to renew letting agreements with
unit owners as they couldn’t fill the room nights
required to make it viable.
Local agents are starting to see more interest
now in 2021 for highrise units and this can be
once again attributed to the recent influx of
demand from southern investors, mainly from
Sydney and Melbourne. We have been informed
that many of these investors are looking to buy
with a view to holding it as a lock-up or future
holiday home and are not so concerned with the
holiday rental return. This is also true for many
investors residing in Brisbane. The motivation
here is to have a bolt hole to run to if their
suburb or city goes into lockdown. It is likely that
investors will eventually return to short term or
holiday letting their units once COVID-19 issues
are close to being nullified.
Investors looking to purchase units in Surfers
Paradise are generally chasing a four per cent yield
as reported recently by some real estate agents
and if the projected return falls close to the three
per cent level, investor interest really drops off.
We have noticed that despite the increased market
activity within the area, one-bedroom units with
less than 50 square metres of living area on
Chevron Island in Surfer Paradise are still taking
some time to sell due to finance lending limitations
by the banks. Price levels have remained stable
over the past three years, bubbling along in the
$195,000 to $225,000 range. Rental levels are in
the $300 to $325 per week range.

Unit 30/142 Stanhill Drive, Surfers Paradise

Source: realestate.com.au
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Most agents are reporting that investors are more
active now in the southern Gold Coast than say
six to 12 months ago. We are hearing of increased
domestic migration to the Gold Coast and Tweed
Shire post the height of the COVID-19 pandemic and
this has been arguably one of the main reasons why
the property market has been so buoyant of late.
Based on the latest feedback from local agents,
industry experts and economic indicators, it seems
that the strong market conditions will remain
throughout 2021.
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Unit 30/142 Stanhill Drive, Surfers Paradise was
listed for sale asking $259,000 and was sold in
less than 24 hours and is currently under contract
for $250,000. The one-bedroom unit has a living
area of 61 square metres plus a balcony of eight
square metres. The agent reported strong interest
both from owner-occupiers and investors. An
owner-occupier was the successful purchaser.
The unit was tenanted at $320 per week to a long
term tenant. Current rental levels would be $350
per week indicating a return (allowing two weeks
vacancy) of seven per cent (gross return).
Unit 3/142 Stanhill Drive, Surfers Paradise is
reportedly under contract for $389,000. The
selling agent informed us that the property sold
within nine days at the full list price. The property
is a two-bedroom, ground floor unit of 84 square
metres with a large terrace of 27 square metres.
The existing tenant is paying $400 per week. The
indicative gross return (allowing two weeks vacancy)
is five per cent (gross return). The agent involved in
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especially first homeowners who began to devour
the small lot houses priced between $400,000
and $500,000. Sales of townhouses in the high
$300,000s stalled due to lack of demand from
southern investors.

Rentals for units across the central Gold Coast
are on the increase with limited supply and
strong demand.

Then came the government grants which ignited
a huge demand from locals and many sold their
homes to build new ones. This led to upward
pressure on rents as ex-owner-occupiers became
renters, further competing with the long-term
renters. Developers and builders also took
advantage by raising prices, resulting in small lot
housing being priced above affordability levels
of first home buyers. This led to an increased
demand for townhouses from local buyers, hence
filling the gap left by the southern investors.
Consequently, developers continued to build new
townhouses and sold this product for around
$400,000 to $450,000.

Gold Coast - Northern Corridor
Historically, there is a large presence of investment
properties in this region, especially in the older
parts of Coomera and a large portion of Pimpama
and some of Ormeau. Eagleby has always had
a high proportion of investor housing, which is
targeted towards the lower income group. Medium
density housing in the form of townhouses and
duplexes is the dominant type for the investor
market and the majority of investors are from
Sydney or Melbourne. Small lot houses also get
snapped up by investors. Amongst the investment
estates are various estates and areas known to
be dominated by local buyers who are mainly
owner-occupiers. These include Coomera Waters,
Gainsborough Estate and Jacob Ridge Estate.
When COVID-19 emerged in 2020 and interstate
travel became more and more restricted, the
market scenario began to change from an investor
dominant market to a local buyer dominant market.
As a result of a significant fall in the number of
investors coming from the south, townhouse
developments suffered a huge drop in demand
whilst demand for detached houses rose quickly
as a result of rising demand from local buyers,

Whilst there is a spike in the price of vacant land
due to fast diminishing stock for sale, the increase
in existing detached house prices has not been that
great and hence the premium between old and new
has widened. There is a growing fear amongst local
buyers that the government grants will end and
investors from the south will return in droves when
restrictions are lifted, resulting in less opportunity
to find their long-term homes. Hence, there is
another spike in the rising demand line.
For those looking to invest in the northern corridor
at this time we have seen a rising trend of investors
going for affordable townhouses and duplexes. In
Eagleby, rising rents are providing positive returns

due to house and unit prices remaining relatively
stable, however the properties here are mostly
old and investors must be prepared for some
unexpected capital expenditures.
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There also appears to be a growing trend for
investing in new duplex pairs as the returns are
high (six to seven per cent gross return) and rents
of $600 to $800 per week are being commonly
achieved. However, the supply of duplex pairs
is currently scarce and designated lots to build
duplex pairs are also hard to come by at present,
particularly in estates where developers are
targeting owner-occupiers.
Janine Rockliff
Director

Sunshine Coast
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the transaction has acknowledged that rental values
have recently improved and this unit would readily
achieve around $440 per week, equalling a six per
cent gross return. The purchaser is an intending
owner-occupier waiting for vacant possession.

It is fair to say that the 2021 Sunshine Coast
property market is off and running. Typically, the
start of the year can be a little patchy. People are
still on holidays, parents think about getting their
kids ready for school and basically everyone tries
to get themselves motivated for the year ahead.
Not this year.
The first two months has continued on from
where 2020 left off. Stock levels remain very low
and demand is strong. The market is extremely
dynamic with upward pressure on values so we
are seeing new value benchmarks being set. At
first this trend started at the northern Sunshine
Coast region around Noosa Heads. This has now
stretched right across the Sunshine Coast and in
most asset classes.

Whilst there is a spike in the price of vacant land due to fast diminishing stock for sale, the
increase in existing detached house prices has not been that great and hence the premium
between old and new has widened.
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A recent case in point is a sale at Buddina that
is under contract for $980,000 to an interstate
purchaser. The property is an original circa
30-year-old home on a 578 square metre
allotment. This shows a significant increase
compared to a sale in September 2020 of a
similar property 50 metres away which sold for
$730,000.
When we look at the investment market, it is
becoming a little hard to decipher. There are
investors active but when you get down to the
detail, a fair portion are purchasing with a view
to moving to the area and into the property at
a later date, so when we take that into account,
there is little doubt that the true investor market
has softened over recent times given the level of
completion.
The main driver for investors appears to be yield.
This is being ably assisted by the current rental
market which is one of the strongest in Queensland
with vacancy rates below one per cent and rental
values on the increase. When you are not getting
any money in the bank, the security of bricks and
mortar, getting a rental return and, if the market
keeps going, an increase in your property value are
all pretty appealing. Yields for a standard house in

a modern estate work out to be circa 5.5 per cent,
so not a bad investment.
For the unit market, it has been pretty hard. As
always, the impact of body corporate fees has an
impact on rental returns. Smaller complexes with
lower body corporate fees have been the best
performing.
Multi-tenanted properties or flats would provide a
larger yield given their nature, but we acknowledge
that they are pretty hard to find. The yield
achieved by these property types is reflective of
the income, age, number of flats and location.
Properties underpinned by development potential
or situated in unique and sought-after locations
tend to be at the lower end of the yield range. A
yield at the higher end indicates there would be
limited development potential with the current use
being the highest and best.
Stuart Greensill
Director

Rockhampton
The back half of 2020 saw the local Central
Queensland markets including Rockhampton and
the Capricorn Coast experience an unprecedented
demand for rental housing. Having the good
fortune of being relatively COVID free, it appears
there has been a notable influx of people moving to
the region from more populated areas across the
country. The impact has been massive with vacancy
rates dropping to below one per cent for many
sectors of our market, resulting in weekly rental
prices rising in the order of 20 per cent or more in
the space of 12 months from what was a tough time
for landlords in the pre-COVID era.

The increased rental prices have seen a spike in the
amount of investor activity with rental returns now
appearing quite attractive for many in comparison
to alternative sources such as banks or the share
market. Multi-unit dwellings, units and stock
standard single unit dwellings have all increased in
sales activity and value. Gross yields vary depending
on the locality, age and quality of property but often
fall in the range of six to ten per cent.
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In the short to medium term, there are no major
signs of slowing however long term is always a
trickier situation to interpret. There is a belief
amongst many in the local property and real estate
industry that until international travel resumes to
near full capacity, this trend is likely to continue.
Cara Pincombe
Property Valuer
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We all have a fair indication of the main drivers of
the market which we have discussed in previous
Month in Review editions, but what is becoming
apparent is that when we look at the level of
competition, there are some external value
relativities influencing decisions. Purchasers
coming from an external market (say Sydney
or Melbourne) will look at a property and all its
attributes and think it’s pretty cheap compared to
where they come from. That combined with that
real fear of missing out is becoming more and
more evident.

Gladstone
Despite the recent growth in Gladstone’s residential
property market, we remain a very affordable
regional location and considerably lower in
price than our neighbours of Rockhampton and
Bundaberg. This is one of several reasons why
investors are active in our region at present.
In the past, typical investor stock consisted of new
house and land packages or off the plan units.
There is no new construction activity occurring
for units or townhouses and there hasn’t been
for many years. The unit market has been slower
to rebound compared to detached housing and
it still could be some time before we see any new
construction for this product type.
We have however seen a number of house and land
packages commencing, mostly in small lot estates.

Gross yields vary depending on the locality, age and quality
of property but often fall in the range of six to ten per cent.
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They appear to be being marketed by project
builders and are being purchased by southern
interstate investors.

New projects in the region are always the things
that get investors talking. While there are no major
projects confirmed for the region, there are several
smaller proposed projects that may eventually
impact our market including a number of solar
farms, the proposed hydrogen processing plant
and the proposed high purity alumina plant. These
proposed projects are quite small in size and will
likely have limited effect on the market apart from
increased confidence in our local economy.
Regan Aprile
Associate Director

Bundaberg
It appears that the investor market in Bundaberg is
steady as she goes. We have not seen a decline or
an increase in investor activity.
The real increase in activity has been in the building
sector and new home constructions.
There do not appear to be any standout suburbs or
localities that attract investors. It comes down to
what price point they can afford, and the returns
are generally around five per cent.

Bundaberg

Overall, in the market we are beginning to see an
increase in sale prices of around five per cent in
most areas. If current demand continues, we see
that increasing slowly throughout the year, given
the extremely low interest rates on offer. Rental
vacancies continue to be running at less than one
per cent however given the number of new homes
under construction this may change in the future.
Catherine Kersnovske
Property Valuer

Hervey Bay
Investor activity on the Fraser Coast is in stiff
competition with the fast-paced owner-occupier
demand, with most residential stock clearing within
four weeks of being listed for sale. Most properties
listed to go to auction are frequently sold before
the auction can take place, with vendors content
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Yields for established detached housing typically
range between five and six per cent and between
seven and nine per cent for duplexes and flats
buildings. Vacancy rates remain low, around the
one per cent mark and are expected to remain
tight for the foreseeable future. Rents have risen
considerably in the past few years. The latest data
from the RTA indicates that the median rent (for
a four-bedroom house) in Gladstone has risen 46
per cent from the bottom of the market in 2017 to
now. Other asset types have had similar percentage
gains over the same time period.

Source: realestate.com.au

to accept offers which are likely to be above initial
expectations.
New housing stock is presently being constructed
in suburbs across Hervey Bay, in particular
Kawungan, Urangan, Eli Waters, Pialba, Wondunna
and Nikenbah. Some of the estates in these
suburbs offer entry level four-bedroom, twobathroom homes for between $320,000 and
$370,000 with gross yields of around six per cent.
A certain percentage of these are sold off the plan
to investors however sales to first home buyers
appear to be the predominant market in this price
range. Dwellings with attached granny flats are
likely to be a popular choice in the years ahead,
as some families condense their accommodation
for older parents and reduce their overall debt
exposure. Duplexes in Hervey Bay typically achieve
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gross yields of between six and eight per cent.
Well located older housing stock situated close
to the beach or shopping remains a good choice
for investors who have the time and money to
renovate property.
Maryborough is known as the Heritage City
and has some of the cheapest housing stock in
the area, with properties on the market from
$160,000. Dwellings in this price range are
likely to require significant renovations however
upon completion may achieve rental returns of
$275 per week upwards. Low set, circa 1920,
renovated homes are selling from around
$210,000. High demand driven by interstate and
intrastate buyers to the Fraser Coast is expected
to continue in the short term, which is likely
to continue to push house prices higher whilst
supply remains low.
Tracy Lynd
Property Valuer

Emerald
Investors are mostly active in the areas of gross
yield return above 10 per cent which is mostly
Moranbah and Blackwater. Rents continue to
rise with pressure from low vacancy rates across
the board due to strong employment demand in
the resource sector despite the turmoil in the
world. Multi-unit properties have always been
an investor-dominated sector but most houses
in the mining-prominent towns are also nudging
10 per cent gross or more and are attractive to
investors.

Townsville
Throughout 2020, the residential rental market
tightened significantly to reach a point of
significant shortage compared to the level of
demand. This has resulted in upward pressure on
rents with these ultra-low vacancy rates and strong
rental yields providing the right fundamentals for
investors to return to the market to augment the
rental supply.
We have seen uplift in investor activity across most
sectors and locations in Townsville. As yields vary
based on supply and demand in the rental market,
it is important when buying an investment property
to take into consideration property that will appeal
to a wide range of potential renters. It will also
depend on what investment strategy you are
adopting. Are you chasing high returns, potential
for capital growth or both?
Cheaper stock in outer suburbs can provide solid
yield investing options, particularly if not seeking
short to medium term capital growth, however this
stock can prove more difficult to move if the market
softens. Suburbs such as Kelso and Deeragun
have modern homes priced in the $200,000 to
$300,000 bracket with yields typically in the seven
to eight per cent range, although in some cases
these yields can be even higher.
On the flip side, properties in more desirable
locations may not provide the same yield returns,
however will likely benefit from capital growth over
the medium to long term and prove easier to sell
in a softening market. Suburbs such as Douglas,
Annandale and those within a five-to-eight-

kilometre radius of the city centre typically attract
yields of five to seven per cent. Furthermore, any
modern investment property or those that have
had substantial renovation works can provide some
tax depreciation benefits.
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The market is currently seeing a mix of both
traditional investors along with activity from buyer
agents acting to secure investment stock. We
believe the rental market will continue to see tight
conditions throughout the first half of 2021 but
may see some relief towards the back half of 2021
as supply increases from investors entering the
market and the exodus of renters who have taken
advantage of the HomeBuilder grant to enter the
homeowner market. That being said however, there
are a number of projects earmarked for the region
that could off-set this softening.
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Maryborough is known as the Heritage City and has some of
the cheapest housing stock in the area, with properties on the
market from $160,000.

Darren Robins
Director

Toowoomba & Darling Downs
An increase in sales activity during the second half
of 2020 took a significant chunk of supply out of
the market. This increase was driven by record low
interest rates and strengthening personal financial
positions despite the broader impacts of COVID-19.
The market in 2020 was dominated by owneroccupiers and first home buyers. A tightening
rental market driven by owner-occupiers buying
previously rented dwellings and units made
it challenging for investors to re-enter the
Toowoomba market, from which they had fled in
large numbers over the 2015 to 2018 period.
Agents are reporting a re-emergence of investor
interest in the Toowoomba region, however
buyers continue to face strong competition from
both local and relocating owner-occupiers. The
reduction in the number of properties available
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for rent and strong demand from tenants has
seen vacancy rates drop to below one per cent
which is considered an extremely tight market
position.
Rising rental prices are expected to materialise
in 2021 as the competition for houses and units
continues to be strong.

and four-bedroom configurations. This is also
a favoured investor hotspot given the relative
affordability and location features such as the
Centenary Heights State School and the Martin
Luther Primary School. Sales activity over the
past twelve months has been rising slowly while
median prices have increased by approximately
six per cent over the same period.

towns as attractive places to live.
Very low levels of available rental stock and low
vacancy rates would normally provide comfort
to investors. Up until the HomeBuilder grant
was announced, Cairns had a relatively balanced
residential property market in terms of supply
and demand.
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The HomeBuilder Grant has generated a large
amount of activity in the local building industry.
Recently published building approvals data shows
that 503 dwellings have been approved for the
financial year to date, an increase of 71 per cent
above the amount recorded for the same period
last year.
Source: SQM Research / Highcharts.com

The south-western suburb of Darling Heights
has traditionally been well regarded by investors
given it accommodates the University of Southern
Queensland and the associated need for student
rental accommodation. An analysis of sales data
shows a sharp rise in the median price in 2020.



Source: RP Data

The Toowoomba unit market rebounded in 2020
with approximately 440 sales, which represented a
23 per cent increase on the 2019 calendar year.
A recent increase in unit construction and
development applications is likely to capitalise on
the strong investor interest in the region. With the
current shortages of some building materials and
tradespeople, new unit and dwelling construction
pipelines are already pushing into 2022 for some
builders.
Bradley Neill
Director



Source: RP Data

Centenary Heights, located approximately three
kilometres to the south of the Toowoomba
CBD, features a mix of 1960s through to 1980s
timber and brick dwellings generally of three-

Many of these homes are under construction
(or possibly not yet started). It is likely a large
proportion of people who will end up living in
these new homes are currently living in rental
accommodation which will become vacant when
they move into their new homes.
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At face value this may be cause for concern to
investors however it is possible that the change in
sentiment to regional locations such as Cairns may
offset any increase in supply. If anything, it may
just take a bit of heat out of the rental market and
make it a little easier for people to move here from
southern centres which in turn will be a positive for
the local economy.
Craig Myers
Director

Cairns
Over the past six months we have seen an increase
in demand for new homes as a result of government
stimulus measures such as the HomeBuilder Grant.
We have also seen an increase in demand due to a
positive change in sentiment to regional cities and
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South Australia
With uncertainty gripping the market through the
middle of 2020, new investor loan commitments
reached their lowest level since 2002. The low
point was reached in May and correlated with a
declining metropolitan median house price. It was a
month later in June when the metropolitan market
began a run of two quarters of sustained growth
with a 6.9 per cent increase in dwelling values to
December 2020. Confidence in the market was
buoyed by the strong growth, pulling investors back
into the market on both sides of the transaction
equation. Vendors began cashing in on the strong
gains whilst purchasers began to see opportunities
with the low interest rate environment, under
supplied rental market and in some cases a touch of
fear of missing out.

New Loan Commitments

Source: ABS

Investors are more price sensitive than owner-occupiers and
tend to seek out properties providing creature comforts or those
requiring only minor capital works to bolster achievable rental.
Investors seek out differing property types and
locations depending on their motivations and
investment strategy. Investors are more price
sensitive than owner-occupiers and tend to seek
out properties providing creature comforts or
those requiring only minor capital works to bolster
achievable rental. Additionally, properties with
underlying value such as development potential or
change of use opportunities can be popular with
investors. Properties of this nature can come at a
premium which can erode potential yields in the
short term.
The middle and inner rings have historically
provided investors with stable capital growth.
Typical investor stock ranges in price from
$400,000 to $900,000. A broad variance of
property type can be found within this price
range. Depending on location, character dwellings,
infill development and development sites can be
purchased in this price bracket. Weekly rentals
within this market segment typically range between
$350 and $700 which provide investors with
gross yields ranging between three and six per
cent. Providing an example of what’s available in
this market segment is 34 Audrey Avenue, Blair
Athol, a development site of 878 square metres
zoned Urban Renewal which achieved a sale price
of $625,000 in January 2021. Since settling, the
property has been advertised for rent asking $400

to $420 per week indicating a yield somewhere in
the realm of 3.4 per cent.
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34 Audrey Ave, Blair Athol

Source: realestate.com.au

The outer ring has historically provided investors
with strong rental returns and stable price
movement. Investor stock is characterised by
1960s to 1980s conventional detached and
semi-detached dwellings of brick construction.
Typical investor stock ranges between $125,000
and $350,000. Weekly rentals within this market
segment range between $225 and $400 providing
investors with gross yields beginning at five per
cent and rising to upwards of nine per cent. Yields
at the upper end of the range are more common
north of the city where there is a buoyant rental
market and some of the lowest price points
in metropolitan Adelaide. Examples of typical
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investor stock in the outer ring are: 8 Grant Street,
Elizabeth Park which sold for $150,100 and was let
at $231 per week indicating a gross yield of eight
per cent; and 49 Lindsay Drive, Morphett Vale
which sold for $285,000 and was let at $330 per
week indicating a gross yield of six per cent.

annum equating to a gross yield of 5.6 per cent.
This property comprised two units disposed as
two bedrooms and one bathroom and a third unit
disposed as three bedrooms and one bathroom.
The latter achieved a sale price of $810,000
and was achieving $63,960 in rental income per
annum equating to a gross yield of 7.8 per cent.
This property comprised six units disposed as
two bedrooms and one bathroom. This property
had the added benefit of each unit already being
separately titled.
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Source: realestate.com.au
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8 Grant St, Elizabeth Park

lead to increased strata fees. Price points range
from the low $100,000s to mid $400,000s with
achievable weekly rentals ranging from $200 to
$450. Whether it’s the outer metropolitan or inner
metropolitan area, rental yields consistently hover
around five per cent. The recent sale of 7/56 John
Street, Payneham for $348,000 represents what
would appeal to an investor in this market. This unit
is located in a single level group, has been partially
renovated and is disposed as two bedrooms, one
bathroom and includes a single under cover car
space. This property had been tenanted for $325
per week prior to its sale indicating a gross yield of
4.8 per cent.

1-3/26 McConnell Ave, Hindmarsh

Source: realestate.com.au

1-6/55 First St, Gawler

Source: realestate.com.au

7 56 John Street Payneham

49 Lindsay Dve, Morphett Vale

Source: realestate.com.au

Metropolitan units have historically been popular
with investors as they provide a low entry point and
are popular with the rental market. To capitalise on
return, investors typically seek out units requiring
limited capital works and provide two to three
bedrooms and car accommodation. Common
areas in strata groups play a factor in investor
motivation as more specified common areas can

Source: realestate.com.au

In a market largely driven by first home buyers
and owner-occupiers, investors can find value in
the more obscure property types. Found scattered
around the Adelaide metropolitan area, flats are
popular for those looking purely for an investment
opportunity. Depending on location and quality,
flats provide yields of four to eight per cent. Flats
provide investors with multiple income streams
and the upside of future subdivision. Recent
sales include 1-3/26 McDonnell Avenue, West
Hindmarsh and 1-6/55 First Street, Gawler South.
The former achieved a sale price of $840,000
and was achieving $47,320 in rental income per

Investors are price sensitive and look to stable
markets for assurance that their investment
is not going to rapidly diminish. The Adelaide
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Nick Smerdon
Property Valuer

Mount Gambier
The property market in Mount Gambier has
been performing strongly with an increase in
sales activity, demand and prices. Agents are
reporting a decrease in supply of listings leading
to vendors achieving above expectations in many
circumstances.
The past six months has seen an increase in
investor activity in the market with agents

Mount Gambier

reporting that a number of properties have
sold sight unseen purely on the yields being
achieved. Return on investment is currently good
with yields ranging from five to eight per cent.
Rental vacancies have tightened over the past six
months which is leading to stronger yields.
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Discussions with local agents indicate that
since the beginning of 2021, interstate investor
activity is increasing, mainly from Victoria, with a
number of video calls undertaken each week for
investment properties. Investors are targeting the
$200,000 to $350,000 price range which is the
most common selling range in Mount Gambier.
The 12-month outlook for Mount Gambier is
considered to be good with low interest rates,
strong demand and decrease in supply of listing
all present in the market.

RESIDENTIAL

metropolitan market has a proven track record in
providing that assurance. The COVID-19 pandemic
sent ripples through the market, however its shown
resilience to bounce back to levels not thought
possible 12 months ago. The strong market activity
coupled with the low interest rate environment and
tightening rental market should provide investors
with the confidence to dip their toes in.

Adrian Castle
Property valuer

Source: realestate.com.au
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Western Australia
The rollercoaster ride of 2020 has definitely
continued into 2021 out here in the West and
there seems to be no getting off, so buckle up and
hold on!
The recent one-week lockdown of the Perth,
Peel and South West regions imposed by the
state government after a case of community
transmission of COVID-19 has done little to cool
down the red-hot property market. This month we
have a look at investor activity and analyse where
the opportunities appear to be according to our
valuers on the ground.

REIWA has also reported that only 8186 properties were listed for
sale in the Greater Perth region at the end of December 2020, a
33.95 per cent reduction from December 2019.
as of writing this and coming out of a seven-day
lockdown, there are currently 7660 property
listings for sale, an even larger 39.29 per cent
decrease from the same week last year.

The Real Estate Institute of Western Australia
(REIWA) confirmed a 40 per cent rise in house
sales and a 47 per cent rise in unit sales during
the September quarter, with 10,700 transactions.
Additionally, the median number of days required
to sell a property has halved from 50 days as
reported in June 2020 to just 23 days in December
2020, which is remarkable stuff! All this activity
has seen Perth’s median house price increase from
$475,000 in June 2020 to $488,000 in December
2020, a 2.73 per cent increase in just three months,
however we believe these stats are excessively
skewed towards the lower end of the market
and are not reflecting what we are seeing on the
ground, particularly in aspirational upgrade areas
of the state.

The rental market fares no better; currently there
are a paltry 2682 properties listed for rent in the
Greater Perth region, a shrinkage of 53.83 per
cent from this time last year. The reduction in
rental accommodation has caused the vacancy
rate to plummet to 0.8 per cent, with fears that
Perth could be headed for a rental crisis (if we are
not in one already). Median house rents increased
by 10.81 per cent to $410 per week in December
2020 and units by approximately the same amount
in response to this shortage, however we need
to keep in mind that there has been an embargo
on increasing rents or asking sitting tenants to
vacate. This embargo comes to an end in late
March, hence April is the key month to see where
the rental market is really at – and we are already
seeing reports of real estate agents preparing
their landlords for significant rent increases. This
will exacerbate the imbalance in the demand and
supply equation in the short term.

REIWA has also reported that only 8186 properties
were listed for sale in the Greater Perth region
at the end of December 2020, a 33.95 per cent
reduction from December 2019. More alarmingly,

The above statistics demonstrate the large
increase in demand for properties over the
past year, with a contemporaneous decrease of
supply as sitting tenants stayed and homeowners

considering selling continued to sit on the sidelines.
Whilst we witnessed the commencement of an
increase in property values during the back end
of 2020, the demand we are seeing at present far
exceeds 2020 levels.
There’s no doubt that these conditions present
a unique opportunity. For many investors, the
enticing position of a strong, rising rental market
and the strong possibility of continued capital
growth has put Perth back on the map as a safe
place to invest. So, let’s take a look at what’s on
offer!
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We start our analysis in the central suburb of
Wembley, just five kilometers north-west of the
Perth CBD. REIWA reports a median unit price
of $260,000 as of February 2021 and when we
compare this with the Perth metro median unit
price of $380,000, we see how affordable the
suburb is for entry level investors – noting that
there are a large number of older, circa 1970
apartment blocks in the area. Wembely has
experienced a recent growth rate of circa five
per cent overall, but we should point out that the
median unit price remained stable throughout 2019
and 2020.
This 62 square metre, 1970s unit on Herdsman
Parade, Wembley is situated in close proximity
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to Herdsman Reserve as well as having easy
access to the CBD, freeways and coast. It sold in
November 2020 for $230,000 after 12 days on the
market. The property comprises two bedrooms,
one bathroom and a single car space and sold with
a lease in place with the tenant paying $245 per
week, showing a notional yield of 5.54 per cent.

Harborne Street, Wembley

Source: CoreLogic

Herdsman Parade, Wembley

Herdsman Parade, Wembley

Source: CoreLogic

Also on Herdsman Parade lies this circa 1979, twobedroom, one-bathroom dwelling with 69 square
metres of living. This property sold for $240,000 in
September 2020 with a lease in place for $250 per
week providing a notional yield of 5.42 per cent.

Source: CoreLogic

Moving slightly north of Wembley, we hit the small
suburb of Glendalough, but what this suburb
lacks in size, it makes up for in returns! Take this
unit on Harborne Street for example: a circa
1972 built unit that recently sold for $189,000.
It comprises two bedrooms, one bathroom and
one car space with 54 square metres of living
area and a courtyard. The property currently has
a lease in place paying $260 per week, giving a
mouthwatering estimated yield of 7.15 per cent in a capital city!

RESIDENTIAL

Another circa 1970 built unit on the same street
as the one above sold for $149,000 in August
2020 after just six days on the market and
comprises two bedrooms, one bathroom and
one car space with 65 square metres of living
area. It’s currently renting for $210 per week
indicating another attractive notional yield of
7.33 per cent.
The possibilities of returns above five per cent
are not only limited to older units on the CBD
fringe that might require some TLC; we are
finding examples in various locations in Perth. The
following modern unit on Adelaide Terrace is a circa
2008, two-bedroom, two-bathroom apartment with
120 square metres of living and has stunning views
of the Swan River. The property sold in October
2020 for $650,000 and is currently listed for rent
at $750 per week, giving an estimated yield of six
per cent.

The possibilities of returns above five per cent are not only limited to older units on the CBD fringe that
might require some TLC; we are finding examples in various locations in Perth.
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rents the suburb has always been an in demand
location given its unique vibe and lifestyle. Villas
and townhouses provide an affordable option
for investors to get their feet in the door. The
yields in the suburb may not be as lucrative as
other locations, but Scarborough will always offer
stability in terms of rental income.

Month in Review
March 2021

Adelaide Terrace, Perth
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This circa 1981, single level, two-bedroom and
one-bathroom attached conventional villa with 65
square metres of living and a single carport sold for
$428,000 in September 2020 with a lease in place
for $350 per week. This reflects a notional yield of
4.25 per cent.

Source: CoreLogic

This unit on Murray Street in the heart of the CBD
was purchased for $270,000 in October 2020.
The 2011 dwelling comprises one bedroom and one
bathroom with 45 square metres of living. This
property is currently listed for rent for $370 per
week, reflecting a gross yield of 7.1 per cent.

Murray Street , Perth

Source: CoreLogic

After many years of being on the nose, it appears
that investors are seeing good value in apartments
due to prices having taken a battering in recent
years and rental demand is strong. We believe
investor activity will steadily increase throughout
2021 which will have a positive impact on market
values across the board.
Switching to a different location, the beachside
suburb of Scarborough has continuously been a
jewel in the eyes of Perth’s investors. With stable

Scarborough villa

Source: CoreLogic

For comparison, the following property in
Scarborough was purchased back in mid-2019 for
$325,000 and is a 1980s built single level, twobedroom and one-bathroom attached conventional
villa with one car accommodation and 66 square
metres of living. After the property was purchased,

After many years of being on the nose, it appears that investors are seeing good value in apartments
due to prices having taken a battering in recent years and rental demand is strong.
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it had extensive renovations and was listed for rent
soon after for $360 per week. This project has
given the savvy investor a gross yield of 5.76 per
cent, not to mention a strong possibility of a decent
return on investment given the strengthening
market conditions.

This property on Finke Alley, Ellenbook is a circa
2014, single level, three-bedroom, two-bathroom
conventional dwelling with 110 square metres of
living. The dwelling sold for $300,000 in November
2020. The property is currently leased at $290 per
week showing a notional yield of 5.02 per cent.

Source: CoreLogic

On the fringes of the Perth metro area, investment
activity has been reasonably restrained, with
the buyer profile dominated by owner-occupiers.
Recent building incentives announced by the
government have seen primarily first home
buyers swoop up land in new estates surrounding
suburbs such as Ellenbrook and Baldivis. This
may have tempered any pending demand from
investors who project an increased supply in these
locations when these dwellings are completed.
Additionally, with interest rates at their lowest
level, and once in a generation sized government
grants up for grabs, many current renters have
taken up the opportunity to build, hence rental
supply will increase as these tenants move into
their newly constructed homes. However, with this
being said, this may change in coming months if
rental stock completely depletes in the inner and
more attractive suburbs, or rents start to become
unaffordable and renters have no choice but to
head out to the fringes. Yet, we can still see many

Monjon Way, Baldivis

Finke Alley, Ellenbook

Source: CoreLogic

This property at Monjon Way, Baldivis sold for
$339,000 in December 2020 with a lease in
place for $350 per week, illustrating a notional
yield of 5.37 per cent. In Baldivis there has been
a decrease in the number of properties for sale
in the past three months and we are seeing an
increase in sale values compared to 12 months ago.
Values are still less than they were at the peak of
the market in 2013.
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Tw0-bedroom property in Scarborough
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examples of properties with outperforming rental
returns in these areas as well.

Source: CoreLogic

Moving up to the Pilbara region where investors
have long experienced strong rental returns
associated with the swings and roundabouts of
mining projects, Karratha has been experiencing
seemingly exponential growth over the past year.
An increase in mineral resource investment,
iron ore price and subsequently the number
of workers in the region has reinvigorated
the mining town. Supply on market has been
dwindling for the past three years as owneroccupiers purchase their own homes. The high
percentage of owner-occupier activity has
stripped the number of rental properties available
in the town to almost crisis levels. The median
house price in Karratha has increased 17.5 per
cent on an annual basis to $470,000 as of
February 2021. The overall median weekly rent in
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This property on Yirrawarri Street, Baynton
is most definitely one of them. A circa 2011
duplex pair consisting of three bedrooms
and two bathrooms each, all on one title, this
property sold in September 2020 for $633,000
and with unit one leased for $600 per week
and unit two for $550 per week, the property
returns a notional yield of 9.45 per cent. This
property also comes with some notoriety, being
dubbed the esky house by some locals for its
unconventional design.

But if $730,000 is a bit out of your price or comfort range, then
Port Hedland also has entry level investment products on offer.
Units in Karratha are performing extremely well.
This 2013 built, one-bedroom, one-bathroom
apartment on Sharpe Avenue, Pegs Creek with 54
square metres of living sold for $320,000 in July
2020 with a long lease in place for $690 per week.
This equates to an estimated yield of 11.21 per cent.
We do recommend investigating the cost of body
corporate fees in such complexes due to the high
construction, maintenance and insurance costs in
such areas.
=

Grant Place, Port Hedland
Sharpe Avenue, Pegs Creek

Yirrawarri Street, Baynton

Source: CoreLogic
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the area was at $650 per week at the end of the
September quarter, $30 higher than the previous
quarter. This gives us an indicative yield of 7.19
per cent across the Karratha township, illustrating
to us that there are very attractive opportunities
out there.

Source: CoreLogic

Just up the road, Port Hedland appears to be
tracking the same way with the median house
price increasing to $270,000 (quarterly change
is an increase of 9.3 per cent and annual change
is an increase of 17.4 per cent). The following
property on Grant Place, Port Hedland is a circa
1969, double storey, renovated, four-bedroom
and two-bathroom dwelling. This property sold
for place paying $1,200 per week, reflecting
a notional yield of 8.5 per cent. $730,000 in
November 2020 with a lease in place.

Source: CoreLogic

But if $730,000 is a bit out of your price or
comfort range, then Port Hedland also has entry
level investment products on offer. This unit
on Dempster Street is a 1994 built townhouse
with three bedrooms, one bathroom and 98
square metres of living. It sold for $352,000
in December 2020 with a lease in place paying
$525 per week, illustrating an estimated yield of
7.74 per cent.
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home in the outlying residential subdivisions that
has weaker growth prospects but stronger rental
returns. Yields are also strong at the moment,
so as with other parts of the state, the region
is currently offering potential capital growth
coupled with strong rental returns. One of these
areas offering strong returns is the Dunsborough
Lakes area, with a median house price between
$500,000 and $550,000 and offering weekly
returns of $500 to $550 per week.
A property on Troon Loop, Dunsborough for
example, that’s a circa 2003, four-bedroom, twobathroom detached conventional dwelling with
brick walls, tile roof and two-car garage with 153
square metres of living is currently on the market
with an asking price of $525,000 and is leased
paying $495 per week reflecting a gross yield of 4.9
per cent.

Source: CoreLogic

To a change of scenery now and our valuers are
reporting that the Kalgoorlie market was strong
throughout 2020 and this will likely continue
throughout 2021 on the back of a strong gold price
and significant investments in the area. With a
median unit price at $225,000 and median rental
income at $300, expected yields hover around
the seven per cent mark across the regional
community. Additionally, stock levels are the
lowest they have been in a long time and there
is plenty of demand. This hasn’t yet resulted in
significant price increases yet, but investor activity
is definitely improving
This attached strata unit on Macdonald Street,
Kalgoorlie sold for $187,000 in October 2020
after a lengthy marketing campaign. The unit
sold with a lease in place paying $300 per week,
reflecting a notional yield of 8.3 per cent. As we
said previously, there are most definitely options
galore.

Macdonald Street, Kalgoorlie

Source: CoreLogic

Now moving to the cooler and calmer part of the
state, Western Australia’s South-West region is
reporting a rise in investor activity driven by low
interest rates, strengthening rentals and a turn in
the economy. The recent COVID-19 outbreaks that
resulted in a state-wide lockdown have seen an
explosion in demand for holiday homes. This has
resulted in the South-West becoming the fastest
growing region in Western Australia. The investor
market is split between buying close to the water
with older improvements and better capital growth
prospects but lower rental returns versus a new
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Dempster Street, Port Hedland
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Overall it is likely that there will be a strengthening of
values and rents for the remainder of 2021, however
we may see stabilization in rents as new houses come
on to the market at the end of the year.
As these examples show, whilst interest rates
are at record lows for the foreseeable future, the
residential market throughout Western Australia
offers a unique opportunity to couple decent rental
returns with good capital growth prospects.
With everything discussed, it may be time for
investors to put on their swimming trunks and dive
straight into this market!
Chris Hinchliffe
Director

Our valuers are reporting that the Kalgoorlie market was strong throughout 2020 and this will likely
continue throughout 2021 on the back of a strong gold price and significant investments in the area.
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Northern Territory
The start of 2021 for Darwin has continued the
recent uplift in demand and conditions experienced
in the back half of 2020, however the majority
of this recent uplift has been driven by first
homeowners looking to access strong government
incentives to either build new or buy an existing
home or by existing homeowners moving from
interstate to enjoy the relatively relaxed conditions
of the COVID environment that Darwin has to offer.
When looking into the investor segment, the
activity in the Darwin market is still a little stagnant.
Over the past 12 months, investors appear to
have remained relatively absent, as job security
and dealing with the current COVID climate have
taken preference for most property owners. We
are seeing tenanted sales results in the dwelling
segment continue to be low as owner-occupiers
dominate both dwelling and unit markets.
However, with the recent arrivals to Darwin
boosting our population, demand for rentals has
begun to really surge with most suburbs recording
a sizable increase in median rents. These increases
in rents combined with a sharpening vacancy rate
are key factors we believe will see some return
to the investor market. Dwellings, in particular
Palmerston, have seen the median rental rate for a
four-bedroom dwelling increase to 13.2 per cent on
the quarter and 20 per cent year on year, currently
sitting at $600 per week. The current median
house price for Palmerston sits at $465,000
(source: RELM December Quarter 2020), making
it appealing to investors to secure a tenanted

Over the past 12 months, investors appear to have remained
relatively absent, as job security and dealing with the current
COVID climate have taken preference for most property owners.
dwelling returning well over five per cent. We can
see investors being able to achieve these returns
for the remainder of 2021 and believe this will draw
investors back to the Darwin market.
The unit market, from an investor perspective, will
continue to follow a similar pattern to that of the
dwelling market as the contributing factors are also
relevant. Unit rental rates using Palmerston as an
example have also shown a good increase with the
three-bedroom unit median rent sitting at $430
per week, up 13.2 per cent and 10.3 per cent on the
previous quarter and year respectively (source:
RELM December Quarter 2020). Again, we believe
that the good increase in rental rates will also spur
on the investor return.
Looking at Darwin as a whole, the outlook remains
positive, a stark contrast from this time last year
when predictions for 2020 were quite poor. Strong
government incentives combined with the escape
from COVID gave the shot in the arm the Darwin
property market needed in 2020. It remains to be
seen how the property market will be impacted
once the government incentives cease at the end
of March.
The fundamental pieces for an economic recovery
have not changed. If no major projects get off
the ground and there are no further employment
opportunities, we may see many of the new arrivals

to Darwin head back down south. This issue will
remain for 2021 however with now historically low
interest rates and a current strong return on both
dwellings and units, we anticipate a steady return
back to the market in Darwin for investors.
Jeremy Callan
Property Valuer
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Alice Springs
Alice Springs certainly punches above its weight
as far as rental returns are concerned and
this has been the case for a number of years.
Looking into the factors behind this, the relatively
transient nature of the population base is a major
influencer. Many people relocate to Alice Springs
for work and given the relatively short nature of
some of these work contracts, people are happy
to rent rather than buy. The cost of purchasing
housing here is also quite expensive and people
who are only planning on being here for a short
period are reluctant to enter into a property
market that historically does not offer even
mediocre capital growth.
A fair proportion of people arriving in Alice Springs
are employed at Pine Gap, which until recent
years basically provided accommodation for their
employees in dwellings and units owned by the
Joint Defence Facility. They are gradually moving
away from providing housing for employees and
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over the past 10 or more years have been gradually
selling off their residential housing. This has meant
more participants in the rental market, which has
guaranteed continuing low vacancy rates and high
rental returns as demand outstrips supply. The
latest vacancy data for dwellings reveals a two per
cent vacancy rate, slightly higher at 3.6 per cent
for units.
The most recent data from the REINT reveals that
rental yields are sitting at 6.1 per cent for houses
and 6.9 per cent for units – not bad when you
consider that cash in a term deposit at the moment
would be lucky to be earning you more than 0.5
per cent.

Alice Springs

Source: Wikipedia
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Despite all these positives, the investor market
in Alice Springs is quite dormant and a large
proportion of investment properties are tightly
held, predominantly by locals. Some professional
investors from interstate have shown interest in
the Alice Springs market, lured by the high yields
and low vacancy rates, but these are the exception
rather than the rule. For those who venture out
here, the higher rental returns are more often than
not tempered by the lack of capital growth. It seems
the old adage is true that you can’t have your cake
and eat it too.

complex and is hopeful of signing a mediumterm lease with the NT Government to provide
accommodation for emergency services personnel.
Good quality accommodation is always on the
government’s radar so these quality developments
will continue to show good return on investment.
Peter Nichols
Property Valuer

The majority of valuations that come across our
desks in Alice Springs are for impending owneroccupiers, indicating that the investment market is
only a small proportion of all residential sales, or
alternatively that any investors are cashed up and
don’t need finance. We suspect that the former is
the case.
It will be interesting times ahead for investors
interested in Alice Springs, with a 10-unit complex
having just been sold by the Joint Defence Facility
Pine Gap and another five-unit complex on the
market. A local investor snapped up the first
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Australian Capital Territory
Canberra

Modern apartment buildings that offer
contemporary features and desirable amenities
such as common swimming pool, gym, sauna,
spa and recreational room are more appealing to
tenants,. Capital growth for established apartments
has been more volatile compared to the detached
housing market. This has in part been the result of
a strong supply of off the plan apartments being
available for sale throughout Canberra.

New housing estates in Canberra continue to be
popular with investors. Moncrieff is a suburb within
Gungahlin district, located north of Canberra
CBD. As the Gungahlin borders continue to grow,
with new subdivisions such as Taylor and Jacka 2,
modern suburbs such as Moncrieff become even
more established and desirable.

Housing stock is in short supply and investors along
with homeowners are social distancing and lining
up down the street to attend home opens, and
selling agents report that they are being inundated
with buyer interest. Capital growth has been very
good for Moncrieff and consistent with demand for
the Gungahlin region.

Moncrieff detached house 

Source: Domain

Moncrieff townhouse

Source: Domain
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Newer housing construction generally offers tax
incentives to investors which help drive the investor
market in these locations, in addition to Canberra’s
consistently low vacancy rates. The detached
housing yield for a single level, $700,000 fourbedroom, two-bathroom dwelling in Moncrieff on a
450 square metre lot is around five per cent, with a
weekly rent of around $700 per week. Similarly, the
attached townhouse market yield for a $520,000
three-bedroom, two-bathroom, two-storey dwelling
in Moncrieff is around 5.5 per cent, with a weekly
rent of around $550 per week.
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The Canberra apartment market continues to
attract investors. Entry level prices, low interest
rates, availability of stock, low vacancy rates and
good yields offer many opportunities to investors.
The off the plan sales market has been quite
steady and contributed towards the supply of new
apartments.

Entry level prices, low interest rates, availability of stock,
low vacancy rates and good yields offer many opportunities
to investors.

Belconnen apartments 

Source: realestate.com.au

In some locations, apartments have re-sold for
a similar price, or slightly below the previous
price. Resale values are generally affected by the
number of units available for sale in the complex
or surrounding area at any given point in time, or
when apartments are offered for sale concurrently
which is an increased risk for large developments.
Sandra Howells
Property Valuer
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Tasmania
The Hobart and surrounding regions at the moment
are HOT, HOT, HOT with often multiple offers on
most properties listed on the market and signed
contracts received within days of hitting the
market. We are starting to witness many off-market
transactions without the intervention of real estate
agents where potential buyers are door knocking to
make the transaction.
Regardless of the property being vacant land
(where stocks are depleted), detached houses,
units or townhouses, duplexes or flats buildings,
stock is literally walking out the door (pardon
the pun). Given the high demand, low supply and
record low interest rates, expect to pay well above
the recommended asking price. In the near future,
this will start to push out local buyers due to the
higher price point and lower incomes, drive up
rents even further and with the improved yields,
interstate purchasers may further fuel the market
to record highs.
Conversations with a leading real estate agent
and fellow property investor indicate that rental
vacancies in the greater Hobart region are tight,
with the vacancy rate sitting at around 0.6 per
cent which is further fuelling higher rents across all
property types.

Warranne and Mornington are affordable areas
on the Eastern Shore that you should keep an
eye on given their close proximity to Eastlands (a
major shopping centre), business hub and public
transport. Located only 15 minutes to the CBD on
a good day and with the potential to buy a house
on a larger subdividable block, these suburbs could
feather your nest egg in the future.
Suburbs located a little further east such as
Midway Point, Sorell, Dodges Ferry, Carlton and
Lewisham are gaining popularity with the locals
given the lower price point. But be warned –
prices are on the rise, however rental returns are
lower given the location of these areas. People
have adapted to working from home, making the
mentioned suburbs attractive.
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Hobart
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Regardless of where you choose to invest, be
prepared to offer in excess of what you believe the
market value to be. Obtain as much information as
possible about the current market conditions as it is
a very buoyant market out there. This information
is general in nature and as always you should
obtain professional advice regarding potential
investments, suburbs and current trends.
Stephan Ning Liu
Property valuer

In the near future, this will start to push out local buyers due to the higher price point and
lower incomes, drive up rents even further and with the improved yields, interstate purchasers
may further fuel the market to record highs.
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Overview
This month, as well as our usual wrap of regional
markets, our contributors reveal the big drivers
influencing property values in the rural space.
Tim Lane
National Director - Agribusiness

Southern NSW

An example of this is the recent divestment
of several properties in the Henty/Culcairn
area by global asset manager Westchester,
which marketed the properties in late 2020
through Inglis Rural Property. The aggregation
was made up of seven dryland mixed farming
holdings ranging in size from 122.7 hectares
to 2160.8 hectares, all owned for the past 10
years by the USA based global pension fund
Nuveen. The properties were all leased to local
operators and presented very well due to past
good management and exceptional seasonal
conditions in 2020. Sold via an expressions of
interest process, it is believed there were over
30 registered parties who submitted bids. Two
of the properties sold to existing tenants and
the balance were purchased by local landholders

Mixed Farming, Young NSW

looking to expand. Records show the eastern
holdings averaged around $12,000 to $12,500 per
hectare, well above sales results in the area for
similar land types earlier in 2020 which indicated
values of between $9500 and $10,500 per
hectare. Following this sale process there have
been several properties in this area transact at
similar or higher value levels depending on the
size and location of the holding. Farm owners who
may have been thinking of exiting the industry
for some time have decided to take advantage
of the current elevated market conditions and
purchasers are keen to bid up on these properties

RURAL

The southern New South Wales rural property
market in early 2021 continues to demonstrate
historically high land values, building on the
significant gains experienced in the latter half
of 2020. There have been a series of property
transactions either through public marketing
campaigns or direct farmer to farmer deals
that have achieved per hectare rates well above
vendors’ expectations.

Source: HTW

as they believe they may not come onto the
market again in this generation.
The three big influences of the current market
in order of significance are: (i) the prevailing low
interest rate environment; (ii) increased equity
on existing farming holdings as values increase;
and (iii) sound commodity prices coinciding
with well above average seasonal conditions
throughout 2020 and early 2021. The first two
factors have significantly improved borrowing
power for farming operators, enabling them to
look to expand for the next generation and giving
them the ability to compete for mixed farming

At this stage, and with these factors in play, we cannot foresee market conditions changing in a
negative way in the near future, particularly whilst the outlook is for interest rate levels to remain
low and confidence to remain high.
67

Andrew Garnsey
Property valuer

Mildura and Sunraysia
The three key factors which appear to affect
sentiment in the local horticultural sector are
considered to be the strength of export markets
(particularly in Asia), the availability and cost
of irrigation water and the availability of cheap
credit.
Our local horticultural sector relies heavily on
export markets and so factors which directly
affect demand and pricing from global markets
impact farmer confidence. Trade tensions,
exchange rates and tariffs can all change quickly
and are also things which are outside growers’
control. Export returns were mostly very good
from about 2015 to 2020, which has contributed
to the significant uplift in land and water values.
The export position is currently more uncertain,
with China imposing higher tariffs on wine and
other rural products including beef and barley.
Irrigation water supply is linked to rainfall,
especially during winter and spring in the Murray
catchment area. All local horticultural industries

are vulnerable in years when allocations are
low and the cost of leasing irrigation water rises
above $400 per megalitre. There is increasing
potential to use longer term leasing agreements
to provide some certainty of cost over the
medium term, however there will inevitably be
some years when supply is so short that the cost
will be much higher. History shows that in these
years, there is a much lower appetite to take
on additional risk by buying properties and also
potential for an increased number of properties to
be placed on the market.
The sustained period of low interest rates has
given greater confidence to take on debt to fund
expansion. Any significant increase in rates or a
threat of increased rates would likely see some
growers needing to scale back expansion plans.
Recent market activity has continued to show firm
levels with agents reporting strong sales in the
dryland cropping sector, particularly in the Mallee
and Wimmera regions of north-west Victoria,
continuing the strong growth of recent years.
There has been less activity in the table and
wine grape sector with any growers with plans to
expand appearing to be keeping their powder dry
for now due to concerns of price reduction, export
trade concerns, lack of available workers to pick
the fruit along with the real possibility that some
fruit may remain unsold.
Activity remains buoyant in the citrus industry.
The Costa Group recently announced a
significant expansion and acquisition of several
properties in the Sunraysia region which
coincides with the proposed development of a

Trade tensions, exchange rates and tariffs can all change quickly
and are also things which are outside growers’ control.

new packing shed facility in the region for the
group. The citrus packing industry is dominated
by a relatively small number of privately owned
packing businesses that actively compete for
their required volume of fruit. The Costa Group
is presumably seeing an advantage in being both
grower and packer.
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Shane Noonan / Graeme Whyte
Property Valuers

Darling Downs
Rural property markets across the Darling
Downs and Western Queensland regions
continue to trade strongly following the
unprecedented market conditions observed in
2020. How long these market conditions will
continue is the biggest question facing valuers
in the current environment. While interest rates
are at record lows and balance sheet positions
continue to strengthen from rising equity levels,
a market correction may not occur for some time
to come.

RURAL

properties when they come onto the market. The
third factor has reinstated confidence in farming
businesses and demonstrated the ability to fund
debt on new acquisitions. At this stage, and with
these factors in play, we cannot foresee market
conditions changing in a negative way in the
near future, particularly whilst the outlook is for
interest rate levels to remain low and confidence
to remain high.

If history is viewed as a guide, the 2007 to 2009
rural property boom was followed by a sharp
market correction in the 2010 to 2012 period due
to a combination of the global financial crisis and
floods then drought.
There is an argument that the current
Coronavirus pandemic and its impact on global
markets may take some time to play out if it
mirrors the impacts of the 2008 global financial
crisis in the United States and Europe which took
two to three years to materialise in the Australian
market.
Keeping a short-term view, the market is eagerly
awaiting the sale of the Goondiwindi region
property, South Callandoon, via an expression of
interest campaign. This is a large, mixed irrigation
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cotton farm that has reportedly received strong
corporate buyer interest since its listing.
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particularly in the irrigation market, continue to
see the benefit of strong buyer competition in the
marketplace.
Bradley Neill
Property valuer

Far North Queenland

Drought conditions

Source: Herron Todd Whit

Source: Herron Todd Whit

The Darling Downs region is a strong cattle and
grain production district with areas of cotton and
sheep grazing interspersed. The main drivers of
property values have traditionally been cattle
prices and interest rates. Drought conditions
also have a big impact on market values as they
can create mini-markets in some regions where
well-grassed holdings are sought out by interstate
graziers as selling and re-stocking can be unviable
with current cattle prices and shortages of
livestock.
Holdings that have reliable water supplies,

Cropping Sales
A prime red soil block in the Golden Triangle
locality of Tolga recently sold for $3.6 million or
$90,000 per arable hectare excluding structures
and inclusive of water. The sale included a 113
megalitre bore water licence. This level of value is
way above previous market levels, however was
to an adjoining owner for conversion to mixed
potato and hay production. Red soil blocks are
tightly held in this location and the majority of
sales are to existing local farmers who tend to
pay a premium above what can be supported by
economic returns.
Market Drivers – Cassowary Coast Banana
Farms
A noticeable correlation has emerged between
banana commodity prices and farm property values
on the Cassowary Coast south of Cairns. Banana
prices through the Melbourne markets showed a
significant upward trend during 2019 and into early
2020 as illustrated in Figure 1 below.

Figure 1: Movement in Wholesale Banana Price through Melbourne Market
Source: www.agriculture.gov.au

The upward price movement correlated to a rise
in medium farm prices in the Cassowary Coast
Regional Council area during 2019 and 2020. Refer
to Figure 2 below.

RURAL



Grazing Sales
Continuing buoyant market conditions for grazing
property have resulted in upward price pressure
for small grazing properties in secondary locations.
The recent sale of a 106 hectare improved pasture
grazing property for $1.75 million at Miallo, north
of Mossman, revealed a rate of $15,389 per
developed hectare excluding structures. This level
of value is well above previous market levels for
coastal grazing lands.

Figure 2: Sales & Growth Chart for Cane Farms in Cassowary Coast Regional
Council
Source: Pricefinder.com.au

The trend is particularly prevalent in cane farm
sales which show both an increase in sale numbers
and in median sale price. This trend can be
attributed to banana farmers purchasing cane
farms for conversion to banana production. Gross
margins are typically higher for bananas than
sugar, therefore they are able to pay higher prices
for cane land suitable for bananas. Figure 1 shows
a moderation of banana price growth through the

69

latter part of 2020 continuing into 2021. It will be
interesting to monitor whether the median price
growth also steadies in correlation with lower
wholesale banana prices. Historically, when there
has been a significant increase in land developed to
bananas there has also been a corresponding fall in
banana prices due to market oversupply.
Danny Glasson
Director

Wheatbelt & Mid-West WA
In the wheatbelt and mid-west regions of Western
Australia, we are seeing high levels of demand

with low supply available on the market. Even small
to mid-sized parcels are now for sale by tender
or expressions of interest as selling agents are
uncertain how far the market is moving and are
looking to achieve the best possible price for their
vendors. The tender process has become highly
competitive with neighbours bidding over one
another to add to their existing local or regional
operations when these parcels become available.
An interesting anecdote that reflects the current
state of the market was a private sale within the
Great Southern region. The vendor declined the

services of a selling agent and instead set up
a text message auction with his neighbours in
which they privately bid against each other. The
vendor achieved a good price as the neighbouring
operators aimed to expand their existing
operations.
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The mid-west and wheatbelt has had a number of
average-to-good seasons and in 2020 had good
rainfall in the growing season resulting in better
than average crop yields. These good seasons in
addition to a low interest rate environment have
seen buying land competing with leasing land and
off-farm investments. Therefore those in strong
equity positions are also influencing the increase in
demand in the market.

RURAL

Luke Russell
Property valuer

The mid-west and wheatbelt 

Source: HTW
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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
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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

Month in Review | March 2021

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

