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There’s something to admire about people who 
steadfastly achieve results without fanfare. They’re 
a cohort who often operate behind the scenes, 
ensuring the wheels of any endeavour continue to 
turn smoothly. 

There are many staff who can rightly lay claim to 
this ‘quiet achiever’ moniker at Herron Todd White, 
including our administrative and management 
teams as well as specialist valuers.

One department worthy of mention is our 
dedicated in-house IT development team who are 
behind the creation and application of the systems 
that saw our company grow despite many outward 
challenges. 

The team recently completed a three-year project 
to redesign and implement our job management 
system, enabling our valuers and support teams 
to support our clients while maintaining industry-
leading disciplines and high performance outcomes.

In addition, our IT crew deserve many accolades as 
the architects of our Contactless Inspection Tool 
(CIT). It’s a utility which has enabled us to continue 
delivering exceptional service despite lockdown 
conditions. The CIT proved its worth once again as 
Melbourne headed into yet another shutdown. 

I’m proud to be leading a company where the value 
of hard work and dedication geared toward results 
is foundational to success – both ours and our 
clients. 

This month’s Month In Review submissions reflect 
on the concept of unearthing hidden promise. 

Our commercial section sees local area specialists 
discuss unrealised investment opportunities within 
the office sector.

Stories include:

• Sydney –Owner-occupiers boost the strata 
office market;

• QLD regional – office markets run hot in north 
QLD; and

• Melbourne – lockdowns sting the office sector, 
but potentially lucrative options are still on 
offer.

Continuing in this vein, our residential submissions 
reflect on investment hotspots around the nation 
that normally fly under the wider public’s radar. 

There’s also excellent advice for anyone struggling 
to secure a holding in rising markets.

There’s something to admire about people who steadfastly achieve results without fanfare. 

A message from our CEO

Stories include:

• Sydney – There’s opportunity among localities 
transitioning toward residential uses;

• Melbourne – ‘bridesmaid’ suburbs are 
delivering opportunity;

• Brisbane – Despite rising-market challenges, 
it’s still possible to capitalise.

Our rural specialists have delivered yet another 
excellent round up of primary production property 
markets, and have identified where they see the 
best buying opportunities sit within their specialist 
sector.

Please enjoy this latest addition of Month In Review.

Gary Brinkworth

This month’s Month In Review submissions reflect on the  
concept of unearthing hidden promise. 
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This is the world we live in, and social media 
amplifies the phenomenon. Can you even 
remember a time when everyday folk went about 
their business blissfully unaware of what the 
Kardashians were having for brunch?

However, credibility bestowed solely by name 
recognition exists everywhere – even in our 
property markets. Ask a random Perth resident to 
name 10 Sydney suburbs worth buying in, and it’s a 
fair bet Bondi, Balmain and Paddington will all turn 
up somewhere on that list.

High-profile locations get all the press, which can 
be a distraction when you’re looking to invest in a 
region’s real estate. When prices and sales activity 
are on the rise, well recognised addresses are the 
only places on buyers’ minds.

But our property markets are more complex and 
interwoven than that. In truth, for every Bondi 
Beach there’s several lesser-known locations full of 
potential – and these are really the ones you should 
be watching.

But how do you spot unsung hero hotspots? The 
answer is by drawing on expert local knowledge.

This month, we’ve asked our valuers to look beyond 
the usual suspects and help us unearth under-the-
radar suburbs with potential.

And they’ve come through with flying colours. 
Among these pages is a collection of addresses 
worthy or your attention. There’s also helpful tips 
and advice to assist anyone looking to buy a home 
or investment around the country.

For commercial property fans, this month’s 
section takes a look at investment opportunities 
in office markets across the nation. Our 
specialists have delivered their choice picks in 
a sector that’s seen plenty of upheaval over the 
past 12-month.

Our special bonus article in this issue also  
looks at how office design is changing to help 
boost the value and rentability of assets.  
Two leading experts lay out the reasoning and 
deliver their verdict.

Finally, our rural teams have stepped 
up and provided their assessments of 
regional primary production property 
markets. Not only that, but they’ve also 

Unsung hero hotspots 

highlighted where the buying opportunities sit in 
their specialist sectors.

There you have it folks, another terrific edition set 
to get tongues wagging. 

Digest the wisdom within then reach out to 
the Herron Todd White experts in your area of 
interest. They stand ready to help you exceed 
property market expectation. It’s supportive, well-
reasoned advice set to help you prosper.

In a way, you could say Herron Todd White advisors 
are the unsung heroes of the Aussie real estate 
industry… couldn’t you?

It’s a bit of a shame when the biggest, brashest and boldest get all the attention,  
while the quiet achievers trundle along unnoticed.

This month, we’ve asked our valuers to look beyond  
the usual suspects and help us unearth under-the-radar 
suburbs with potential.
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New office design and 
the valuation equation
Even without unexpected global issues, change is constant in real estate,  
but the pace of transformation has increased markedly since February 2020.  
This is especially true in the office property sector.

Offices emptied overnight when stay-at-
home orders were issued early last year. Then, 
in the months that followed, workplaces found 
ways to reopen under new protocols.

The result has been a rethink in the way office 
space is designed and used.

Tom Crossland is a construction director 
at commercial fitout company, Valmont. 
He said office space had been becoming 
more egalitarian before the pandemic. 
Management-level staff were watching their 
private corner offices become collaborative 
workspaces surrounding a central open-plan 
area accommodating all employees.

Mr Crossland said this already established 
shift in design evolved further under COVID 
protocols.

“It allows more collaboration to take place  
in the office and recognises that an  
increasing number of staff members are 
working from home.”

He said there have been additional 
enhancements helping facilitate the hybrid 

TOM CROSSLAND
Construction Director at Valmont

Photo courtesy of Valmont
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work week too. Upgrades in audio visual and 
internet connectivity are improving video 
conferencing, while practical elements, such  
as individual employee lockers that allow  
secure storage of personal at-work items, are 
must-have features.

“It’s these tools and additional design measures 
that we’re implementing in office space now.”

Mr Crossland said landlords had changed the 
way they think about both new builds and 
refurbishments, with a fresh focus on employee 
wellness and hygiene.

“Tenants want to feel comfortable and safe within 
their buildings. Landlords are in a low-interest 
rate environment but the market for tenants 
is competitive, so owners are spending more 
and more capital on their assets with end-of-
trip facilities or other features that will ensure a 
premium rent and tenant.”

Greg Mullins, commercial valuer at Herron Todd 
White Perth, said the fundamentals of office asset 
valuation are directly influenced by design.

“When you bring it down to brass tacks, the 
questions are, ‘What is the rental income, is it being 
paid regularly and how long will the lease run?’

“If an office design is modern, with collaborative 
workspaces and premium common facilities, it 
will attract tenants such as the big four banks, 
accounting firms and other premium consultancies. 
They’re looking for space that reflects whatever 
the current workspace trend is – and they’re your 

premium 
tenants.”

To improve 
the chance of 
securing a first-
class tenant, 
landlords are 
investing more 
to help ‘sell’ 
the space. Mr 
Mullins said 
attractive 
reception 
areas, open 
plan design 
and plenty 
of meeting 
rooms and 
collaborative workspaces are among the mix.

“Many landlords are providing speculative fit-
outs, not a bare shell office. By providing a spec 
fit out, a landlord who might usually need to allow 
incentives of 50 per cent to attract tenants will 
say the fitout is 30 per cent of the total incentive, 
with the balance 20 per cent to be taken as a rent 
abatement, a cash payment or rent-free period.”

Mr Mullins said building facilities have improved 
beyond simple end-of-trip and other attractions 
as well.

“Some of the bigger buildings have bike repair 
workshops, so there’s someone there to service 
your bike during your lunch break. It’s just those 

value-add propositions that landlords are having to 
do in depressed markets.

“Woodside’s building in Perth has a 25-metre lap 
pool as part of that building and a full gym. And 
there’s a restaurant there that does à la carte 
breakfast and lunch for the staff. It’s incredible.”

Mr Mullins said that while hybrid work weeks are 
more recognised nowadays, he suspects the gloss 
of working from home may tarnish over time for 
many employees.

“A lot of people like the definition between home 
and work. They don’t want to blur the lines. If 
you’ve got the home office set up and you’re 
always working from home, there’s that temptation 
at seven or eight o’clock at night to get in there 
and do a couple of things. And in terms of work-life 
balance, that’s not ideal. 

“I think there’s a desire from employers to keep 
an eye on what their employees are doing, and a 
desire from employees to go back to the office and 
interact with others.”

And Mr Mullins also believes COVID may have 
finally signalled the end of hotdesking for  
many workplaces.

“No one really enjoyed it. People like their little 
part of the world where they can put their photo 
of their family. Also there was the frustration when 
everyone decides that they want to work in the 
office at the same time and there’s no desk space 
available.”

Office design, and the way we utilise workspace, 
is everchanging. While the pandemic may have 
increased the pace of transition, landlords have 
shown once more that they’re ready to adapt to 
the challenges that come their way. 
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If an office design is modern, with collaborative workspaces and 
premium common facilities, it will attract tenants such as the big 
four banks, accounting firms and other premium consultancies. 

GREG MULLINS
Commercial Valuer at Herron 

Todd White Perth



Liability limited by a scheme approved under Professional Standards Legislation. 

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

Entries coloured purple indicate positional change from last month.
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New South Wales 
Overview
Office property investment has certainly seen 
a shakeup in recent years. In order to continue 
making the best possible decisions, property 
owners and tenants must remain up to date on 
market forecasts.

This month, our commercial teams deliver their 
take on where the best opportunities lay in their 
local area for stakeholders looking to invest in 
office sector property.

Sydney
The office market across Sydney is being influenced 
by a variety of factors that are culminating in 
interesting market conditions.

Generally speaking, the market for office 
accommodation is considered to be somewhat 
cautious in the wake of the pandemic and the 
slow return to in-office working. While the general 
uncertainty has undoubtedly flowed through into 
the first half of 2021, businesses are beginning to 
consider their transitions back to normality and 
their office requirements going forward. Businesses 
are changing their approaches to requirements for 
office space as flexible working arrangements are 
continuing to be widely embraced. 

That said, there is a significantly reduced number 
of workers in the CBD, especially on Mondays and 

Fridays. The PCA reports that there are 50 per cent 
fewer people in the city compared to pre-COVID. 
The New South Wales government is actively 
working on ideas and ways to have people return 
to the CBD. Initiatives could lead to increased 
occupancy rates in the coming months. This will 
be an important factor in the recovery of the CBD 
office rental market and something we will be 
watching with great interest. 

With the highest vacancy rate since July 2014, you 
would expect subdued market conditions in the 
Sydney CBD strata office market. What has actually 
been witnessed is a continued push by (typically) 
owner-occupiers to secure a piece of the ever-
reducing strata market. This dominance has been 
mostly witnessed in the city core precinct. 37 Bligh 

Street, for example, has now seen four transactions 
reflecting rates of between $19,000 and $21,500 
per square metre of lettable area over the past 
several months, indicating continued demand 
for well-located strata accommodation. Noonan 
Property currently has Suite 601 on the market 
with an asking price of $1.9 million, reflecting a 
rate of $19,792 for 96 square metres. Another 
example is Suite 801 at 84 Pitt Street which has 
just transacted for $2.39 million, reflecting a rate 
of $14,845 per square metre for 161 square metres. 
This sale was negotiated by Knight Frank and 
reflects a 19.5 per cent increase from the August 
2018 transaction of the same lot.

On the other hand, lower grade strata stock 
situated in less favoured CBD locations appears 
to be struggling to keep up. Asking prices for 
properties in the southern precinct of the CBD can 
be found at $8000 per metre for 85 square metres 
at 301 Castlereagh Street, or $9,000 per metre for 
224 square metres at 154 Elizabeth Street. While 
far inferior to their city core counterparts, there is 
definitely good buying to be found in the CBD if you 
are willing to step outside the prime locations.

In terms of suburban sales, these are still thinly 
traded and a degree of caution remains in the 
market. It has been reported recently that a sale of 
an office building in Pymble achieved a sale price 
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With the highest vacancy rate since July 2014, you would expect subdued market conditions in the 
Sydney CBD strata office market. What has actually been witnessed is a continued push by (typically) 
owner-occupiers to secure a piece of the ever-reducing strata market. 

37 Bligh Street, Sydney Source: commercialrealestate.com.au 
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of over $17 million and an approximate 6% yield. 
The campaign revealed very good interest from 
investors showing that the market is improving 
and that assets with good growth potential are of 
particular interest. 

We consider that the uncertainty surrounding the 
way businesses are utilising office accommodation 
is impacting overall confidence in the office market 
across most of metro Sydney, with the core of the 
CBD being the only obvious outlier at this stage. We 
consider it likely that confidence will return to the 
market following the rollout of the vaccine and a 
greater push for a return to in-office working.

Angeline Mann
Commercial Director 

Wollongong
The dust has settled after the COVID-19 storm hit 
the local commercial office market hard throughout 
2020. The wheels are starting to turn again as the 
economy has rebounded strongly, providing much 
needed confidence to the market. 

There is strong buyer demand for prime assets 
underpinned by quality corporate or government 
tenants with fully leased properties that have 
strong lease expiry profiles trading at premiums. 
On the flip side, demand remains weak for office 
assets that have a high vacancy rate, weak tenancy 
mix, poor lease expiry profile or require significant 
capital expenditure. This weak demand is due 
to ongoing uncertainty regarding future space 
requirements of tenants. 

when COVID-19 restrictions on workspaces  
have eased. 

Theoretically this would mean that there could 
be some opportunities for owner-occupiers to 
snap up a bargain, however the low interest rate 
environment and low supply levels mean the 
local office market is holding strong with yields 
continuing to compress, especially in sought 
after areas of the CBD and now in burgeoning 
commercial areas including Newcastle West  
and Wickham. 

We highlight that office property in the Newcastle 
CBD is still sensitive to the parking needs of 
occupants. Despite the local government telling 
us otherwise, Newcastle is not as reliant on public 
transport as more mature markets such as Sydney 
and Melbourne. Office workers still predominantly 
prefer to drive to work and have access to vehicles 
during the day. As such, we see office space lacking 
car parking being punished somewhat in the 
marketplace with longer selling times and limited 
demand in the current market. 

Ed Thwaites 
Director

Lismore
Businesses transitioning quickly to the need  
for employees to work from home as a result 
of COVID left many offices vacant or with a 
significantly reduced number of occupants, 
however the doom and gloom predicted for the 
office market as businesses realised they could 
reduce their office footprints and therefore 
operating costs has not materialised.

Over the past nine months, many businesses have 
reported very strong increases in demand. This has 
included a very large range of businesses either 
involved or supporting real estate, industrial, rural 

The low interest rate environment continues to 
drive owner-occupier purchasing, mostly in the 
sub $2.5 million range with somewhat of a shift to 
the southern fringes of the city, converting some 
established core CBD tenants to owner-occupiers. 
An example is the pending relocation of BLG 
Business Advisors from their leased premises 
along Crown Street Mall into an owner-occupied 
property at 301-303 Keira Street. Access and 
parking were also factors in this decision. Newly 
completed commercial strata lots on the ground 
floor of recently completed mixed-use projects 
throughout the Wollongong CBD are also appealing 
to owner-occupiers with professional firms such 
as Lancaster Law & Mediation and Hindmarsh 
McDonald Chartered Accountants some of the 
owner-occupiers of commercial suites within the 
SKYE Tower at the corner of Rawson Street and 
Railway Parade. 

Scott Russell
Director

Newcastle/Hunter Region
There was a pretty extreme ramping up of 
sales and rental activity across the board in 
the Newcastle commercial market during the 
first part of 2021. This can be said for all except 
the top end of the office market. While the PCA 
vacancy figures are yet to be updated, we are 
aware of fairly significant downward pressure 
on larger floor plate rental rates as companies 
explore ways to utilise their office space more 
efficiently. Partial work from home arrangements 
and hot desking set ups are on the rise, even now 

There is strong buyer demand for prime assets underpinned by 
quality corporate or government tenants with fully leased properties 
that have strong lease expiry profiles trading at premiums.
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and a complex of four offices also showing a 
yield very close to 5%.

The yield differential between owner-occupiers and 
investors remains obvious across most localities. 
Generally, owner-occupiers are more active at 
the lower value levels and only on product that is 
available for a vacant possession. Owner-occupiers 
can demonstrate yields one to two per cent below 
an investor for a similar asset, except where the 
lease is to a national tenant. That variance is less 
pronounced in coastal high demand localities where 
there is very strong rental demand and the investor 
can feel relatively assured that leasing would be 
relatively straight forward.

Our expectation is for the office market to continue 
to firm if the strong to improving economic 
conditions continue, as the increasing populations 
will ultimately result in higher demand for office 
space and the current supply will be absorbed. The 
demand/supply lag remains an issue and as such, 
lower vacancy rates will ultimately drive rents and 
values up. While coastal localities have already 
shown strong movement in yields, the increasing 
rental market will drive a second increase. Lismore 
is likely to be less pronounced as supply is higher; 
we do expect a flow on effect similar to that being 
experienced in the residential market.

Martin Gooley
Valuer

and social services. As such the demand and  
supply curves have been relatively unchanged  
with no obvious significant change to rental and 
vacancy rates.

However, the movement of businesses into 
industrial areas remains strong albeit  
businesses which require a mixture of retail, 
warehouse and office components are generally 
the more likely candidates than traditional service-
based businesses.

We do expect some growth in the office market as it 
is likely that some businesses will move to regional 
areas either as the owner chooses to move or they 
follow the population trend out of the capital cities. 
Many smaller entrepreneurs and businesses will 
find that working from home is not sustainable 
and they will look for more traditional office 
accommodation.

So, is there an opportunity for larger spaces to  
be broken into smaller tenancies or shared  
spaces as people look to create the separation  
of work and home?

The current low interest rate environment 
continues to drive yields down across the entire 
real estate market as investors seek secure rental 
income and owner-occupiers seek to secure space 
to operate their businesses.

Some recent notable sales include four strata 
offices in Ballina sold in one line to a local 
investor on a 5% yield as well as two premises 
leased to dentists in Casino and Maclean also 
showing 5% and 6% respectively. Yamba 
remains a popular market with a strata office 

The demand/supply lag remains an issue and as such, lower 
vacancy rates will ultimately drive rents and values up. 
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Melbourne
The ongoing effect of the COVID-19 pandemic is 
still being severely felt within the Melbourne CBD 
office market and is best illustrated by the rapid 
escalation of office vacancy rates. According to 
the Property Council of Australia’s Office Market 
Report, Melbourne’s CBD office overall vacancy 
rate has increased from 5.8 per cent to 8.2 per 
cent over the six months to 1 January 2021. This 
is broken down as 7.4 per cent for premium grade 
vacancy, 8.1 per cent for A grade vacancy and 10.3 
per cent for B grade vacancy. With projections 
of vacancy rates to climb again over the next 
12 months, it is anticipated that incentives will 
continue to increase across all office grades in an 
attempt to offset any face rental decreases.

The Melbourne CBD office leasing market was  
hit hard by the prolonged second lockdown in  
2020 as a consequence of the imposed trend of 
working from home. This was most acutely felt in 
the secondary grade office sector as the strong 
take up in new prime and A grade space was fuelled 
by the flight to quality. We expect this trend to 
continue throughout 2021 and onwards which will 
result in a sharp decline in demand for B, C and D 
grade office space.

Accordingly, opportunistic buyers are speculating 
where the most lucrative opportunities will be, 

record lows for the foreseeable future, we expect 
demand for prime assets in prime locations or with 
strong tenancy profiles to continue to strengthen 
throughout 2021. However, investors will still be 
cautious in making investment decisions while they 
are assessing the impact on both short and medium 
term cashflows. 

Our observations are that prime office yields have 
remained stable because the risk premium, the 
difference between the asset yield and the ten-
year Government bond rate, has increased due 
to lower bond rates. Therefore, purchasers are 
receiving higher risk premiums to compensate for 
the associated risk. This yield spread has increased 
in recent times and is expected to increase further 
in the short term. The downside pricing risks are 
greatest for secondary office stock, particularly B, 
C and D grade office space where buildings may 
experience substantial vacancies for an extended 
period. It is possible that we will see many of these 
types of buildings being repositioned for alternative 
uses such as residential.

Trent Goodmans
Property Valuer

Victoria
given the continuing 
escalation of office 
vacancy. We expect the 
greatest opportunities 
will emerge from the 
secondary office market. 
Buyers should be 
targeting below market 
deals on redundant 
office stock and 
capitalize on distressed 
sales. If investors can 
afford to wait out the 
absence of tenants 
imposed by the COVID-19 
pandemic whilst refurbishing or repurposing their 
properties in preparation for the return of tenancy 
demand, investors could see profitable returns. 

From an investment perspective, despite 
repercussions of the COVID-19 uncertainties, there 
is significant weight of capital in the market seeking 
limited investment opportunities. This is best 
illustrated by limited stock being presented within 
the CBD office market due to owners refusing to 
sell under market value for what may be perceived 
as short term leasing pain. Given record low 
interest rates and the RBA’s quantitative easing 
program which will likely keep interest rates at 

The Melbourne CBD office leasing market was hit hard by the prolonged second lockdown in 2020 as a 
consequence of the imposed trend of working from home. This was most acutely felt in the secondary grade 
office sector as the strong take up in new prime and A grade space was fuelled by the flight to quality. 

Melbourne’s CBD 
office vacancy rates 

(to 1 Jan 2021)

Premium grade: 7.4%
A-grade: 8.1%

B-grade: 10.3%
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Brisbane
There is still uncertainty surrounding the future 
shape of the commercial office market as many 
businesses are still coming to terms with the work 
from home environment and what their office space 
requirements may look like in the near future. There 
are still more questions than answers and it will take 
some time for the full impact to work through the 
market. Despite these concerns, the Brisbane office 
market is proving to be quite resilient. 

The investment market made a strong start to 
the year as interest rates remain at record low 
levels, limited quality stock is available and there 
are very few alternative investments available 
that match the return profile that commercial 
office investment assets in Brisbane are currently 
providing, especially in comparison to Melbourne 
and Sydney markets. 

There have been two major CBD office transactions 
in the first quarter of 2021, being 310 Ann Street 
and 10 Eagle Street (Gold Tower). 

310 Ann Street is an A-grade, multi-tenanted office 
building primarily underpinned by two strong lease 
covenants to the Queensland Government (44 per 
cent of the gross income) and Alliance (45 per cent 
of the gross income), reflecting a strong WALE (by 
income) of approximately 7.60 years. The asset 
sold for $210 million (gross sale price) reflecting a 
reported initial yield of circa 5.50%. 

for prime investment 
office assets in the sub 
$30 million category 
with a number of 
transactions in Quarters 
3 and 4 of 2020 and 
Quarter 1 of 2021. A 
number of these sales 
are of well performing 
leased assets with either 
long lease tenure or being underpinned by a strong 
lease covenant. These assets are also supported 
by strong property fundamentals which include: 
good on-site car parking; good natural lighting; 
functional building design that offers flexibility and 
diverse floor plate sizes; and proximity to transport 
networks and retail amenities. 

Yields have tightened by circa 50 to 75 basis points 
over the past 12 months for these types of assets 
and typically will range between 6% and 6.75% for 
prime assets in fringe CBD precincts, whilst yields 
in inner city precincts and suburban areas typically 
range between 6.5% and 7.5%.

An outer suburban office asset in Beenleigh with a 
government lease covenant and long lease tenure 
(circa 8.23 years remaining) achieved a strong 
sale price recently of $7 million and a passing yield 
of 5.90%. This sale highlights that tenant quality 
and WALE are by far the most important market 
considerations at the present time.

An inner city office asset in Murarrie recently 
sold for $27.67 million reflecting a passing yield 
of 6.43%. This asset was occupied by a quality, 

Queensland

310 Ann Street Source: HTW 

10 Eagle Street is an A-grade, multi-tenanted 
office building that reflects a WALE (by income) of 
approximately 2.90 years. The asset sold for $285 
million (gross sale price) reflecting a reported initial 
yield of circa 6.50%. 

Both these assets achieved relatively positive 
results after the extremely quiet peak period of 
COVID in 2020 where virtually no CBD institutional 
grade assets changed hands and the office leasing 
market was at a near standstill. 

Whilst the institutional grade office market had a 
slow 12 months, there has been significant demand 

There are very few on-market opportunities for well leased office 
investments with a number of these assets selling off-market.

Typical Brisbane  
yield range

Prime CBD fringe: 
6.0% – 6.75%

Suburban:  
6.5% – 7.5%.
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2020 of 13 per cent, and 
similarly the preceding 
level of 12.8 per cent in 
January 2020. There 
were no new office 
developments, but was 
it possibly the influence 
of COVID-19 and workers 
continuing to want 
to work from home a 
bit longer? Fourteen 
per cent is a fair way 
above what might be 
expected for a balanced 
market, at say five to 
six per cent. Higher 
vacancy levels tend to encourage investors to 
sell due to financial reasons, which in turn entices 
entrepreneurs into the market, particularly those 
with skills to value add. 

Some of the Gold Coast’s office buildings, more 
particularly in the office precincts of Southport, 
Bundall and Surfers Paradise are getting a 
bit older nowadays. I guess this is one of the 
opportunities in regard to the Gold Coast office 
sector…refurbishment and repositioning. Of 
course, this is not a new opportunity per se…
it has been happening for some time now. 
Invariably these buildings are a bit tired and 
consequently often demonstrate high levels of 
vacancy. Entrepreneurial investors have purchased 
them, refurbished or modernised, ran successful 
leasing up campaigns and then retained or in a 
number of cases on-sold for good capital gain. 

opportunities in this space where there is pre-
leasing from medical tenants.

From a broad leasing perspective, the overall 
market sentiment is weak and it will continue to 
be a tenant’s market for the foreseeable future. 
Whilst there hasn’t been a significant fall in gross 
and effective rental rates to date, the increase in 
direct and sub-lease vacancy rates and the work 
from home paradigm shift will force landlords to 
actively compete. This will likely force incentives 
to increase and effective rents to decline. To what 
extent remains unclear, however there will be good 
opportunities for tenants who are coming up for 
renewal or actively looking for new space in the 
near term.

Terry Munn
Director

Gold Coast
What and where are the opportunities within the 
Gold Coast office sector? This is a very interesting 
topic when we have a marketplace that seems to be 
going gangbusters across all commercial property 
sectors at the moment.

In respect to the office sector, it is probably worthy 
to note what is transpiring with office vacancies, 
as this does provide somewhat of a barometer 
to supply and demand metrics, which influence 
decisions of buyers and sellers.

The Property Council of Australia Office Market 
Report January 2021 for the Gold Coast indicated 
a total market vacancy of 14.3 per cent. This was 
an increase over the previous data released in July 

single tenant that reflected a lease term certain of 
approximately 7.97 years. 

There are very few on-market opportunities for well 
leased office investments with a number of these 
assets selling off-market. Small property syndicates 
and wholesale property funds are desperately 
competing for these assets at present and are 
driving demand and price.

We are also seeing a strong level of transactions 
for owner-occupiers in the sub $5 million category, 
both in the fringe CBD and suburban markets. 
Again, this is primarily for assets that are well 
located, have good proximity to retail and transport 
networks, good on-site parking and functional 
office offerings.

A good example of this is a recent sale of a vacant, 
modern style multi-level commercial office building 
with good car parking in Kedron for $4.2 million 
reflecting a rate of $4,667 per square metre of 
NLA. A high quality, modern office building with 
good car parking in Milton recently changed hands 
for a confidential amount reflecting a rate in excess 
of $5,200 per square metre of NLA. 

Discussions with sales agents have revealed that 
there are a number of instances where vacant 
office assets have been purchased by developers 
looking at repositioning these buildings as medical 
related assets. Due to COVID, there has been a 
significant uplift in leasing demand for medical 
space and investors are actively seeking these 
types of assets as they are viewed as COVID-
safe defensive assets. There are very good 

Strata office units under the current marketplace conditions are also considered as offering an 
opportunity, particularly to owner-occupiers, who perceive it to be more attractive to own than to rent 
due to the low interest rate environment, which appear likely to remain low for several more years. 

Gold Coast  
Office vacancy rate:

Jan 2021 – 14.3%

July 2020 – 1 3.0%

Jan 2020 – 12.8%
Source: Property Council of Australia
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associated with potentially having to lease excess 
floor space, which with an office sector exhibiting a 
sustained higher vacancy level, can be problematic.

In overview, the current higher vacancy level 
of the Gold Coast office sector is in one sense a 
detriment, but on the other hand, coupled with 
the low interest rate environment, does present 
opportunities, but it needs a bit of work (and 
providence) to seek them out. 

Ryan Kohler
Director

Sunshine Coast
In our last Month in Review on the office market, 
I speculated that we would again see strong 
absorption on the Sunshine Coast during 2020. 
The PCA office market report was released in 
February 2021 and our forecast was proven 
correct with absorption of office stock again close 
to 10,000 square metres for the calendar year. 
This was on top of a similar level in 2019 and has 
seen the headline vacancy rate fall from a high 
of 21.9 per cent in January 2019 to a rate of 13 
per cent in January 2021. This level of absorption 
over a two-year period has not been seen before 
in our market.

other more recent Gold Coast office building 
transactions. Certainly, there is a bit of hard work to 
be done to achieve the desired outcome of a well let 
premises, but the base fundamentals would appear 
to provide the scope to reach this goal.

Strata office units under the current marketplace 
conditions are also considered as offering an 
opportunity, particularly to owner-occupiers, who 
perceive it to be more attractive to own than to 
rent due to the low interest rate environment, 
which appear likely to remain low for several more 
years. Strata office units dominate the Gold Coast 
office sector and they prevail pretty much across 
both the main office precincts (Southport, Surfers 
Paradise, Bundall, Broadbeach, Robina, Varsity 
Lakes) and suburban located business areas. 
Sales to date in 2021 for smaller units from 60 
square metres to 165 square metres have reflected 
values from $200,000 to $900,000, although 
the dominant value level would be $450,000 to 
$650,000. Analysed yields reflect 5.5% to 7.5%. 
At these yield levels, it would be advantageous for 
owner-occupiers to buy when interest rates can 
be as low as three per cent. The catch of course is 
having the capacity to raise the required equity to 
meet the lending criteria of financial institutions.

A similar scenario as described above for strata 
office units also applies to smaller standalone 
office buildings or converted residential premises 
for owner-occupiers. In recent times, these assets 
have ranged from circa $2 million to $6 million 
and are prevalent in the older office areas such 
as Southport and Bundall, in mixed strip use 
commercial areas in the beachside suburbs and 
also in other longer established suburban business 
areas such as Nerang, Mudgeeraba and Beenleigh. 
However, their lettable floor areas are larger and 
may not be suitable for total owner occupation. 
Consequently, there is then heightened risk 

A great example of this was the Gold Coast 
Financial Centre at 128 Bundall Road, Bundall. 
It was purchased virtually vacant in mid-2011 
for $5.7million, then following some internal 
refurbishment and reconfiguration and a good 
leasing campaign, it was on-sold in late 2019 at 
86 per cent occupancy for $9.5 million. Other 
examples of similar scenarios include 64 Marine 
Parade, Southport and 140 Bundall Road, Bundall. 
The same buyer purchased well, refurbished and 
leased up, having created great cash flow assets 
for longer term retention.

=

154 Varsity Parade, Varsity Lakes Source: realestate.com.au

A slight twist to this scenario was the acquisition 
of the Aspect office building at 154 Varsity Parade, 
Varsity Lakes for $12.6 million in February this year. 
Built in 2008, the building has a lettable area of 
just under 4000 square metres, but generally in 
larger floor plates. Occupancy has been variable 
over the years, possibly due to this. At the sale 
date it was 56 per cent occupied. It is reported that 
the buyer plans to reconfigure the premises into 
smaller tenancy areas. Whilst this may reduce the 
lettable floor area, the offset will be a deeper pool 
of prospective tenants and likely uplift in achieved 
rental rates. The sale demonstrates a value rate 
of $3155 per square metre of lettable area, which 
arguably represents good buying compared to 

6 Short St, Southport  Source: Colliers International Information Memorandum
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and building insurance have increased over the past 
five years and this has contributed to a reduction 
in returns in most cases that has been somewhat 
offset by modest rental increases. Demand for 
vacant property is weaker, although some owner-
occupiers are still in the market and many are 
considering buying as an alternative to leasing 
while borrowing interest rates are below property 
yield rates. 

We have seen very strong demand for commercial 
property with leases in place at price points under 
$1.5 million and analysed market yields have begun 
to contract in the face of strong competition as 
buyers recognise that interest rates are expected to 
stay low for some time. 

Greg Williams
Director

Wide Bay
The office market fared reasonably well throughout 
the third and fourth quarters of 2020. Sales activity 
remained steady in the later part of the calendar 
year and into the early part of 2021 for entry level 
office premises after a notable pause in the market 
in early to mid 2020. The recent evidence from 
modern professional office premises and medical 
office premises indicates that values have remained 
stable and demand is very strong for investment 
property. There is a lack of good quality office stock 
on the market and very low stock of investment 
office property. 

If you are a property investor considering an office 
premises, consider the risks of vacancy associated 

We are seeing emerging owner-occupier interest 
particularly for CBD conversion opportunities 
within the office sector. These assets are typically 
sub 300 square metres and range from modern 
open floor plates to older freestanding buildings 
requiring conversion or upgrade. Typically, these 
are priced in the sub $1 million bracket.

We had seen the CBD starting to gain some positive 
sentiment on the back of the stadium completion 
in early 2020, however COVID-19 seemed to put 
a hand brake on this momentum. We consider 
the CBD office market currently provides some 
decent buying opportunities, particularly for 
owner-occupiers. With restrictions in Queensland 
now lifted and events able to be held, we believe 
increased activity in the CBD around events and 
community engagement will again see positive 
sentiment regain momentum.

Jason Searston
Director

Rockhampton
Rockhampton has been enjoying very low interest 
rates plus the effects of strong rural commodity 
prices and planned infrastructure spending in the 
region. As a consequence, market activity has been 
relatively strong with improved enquiry rates for 
leasing, particularly for smaller office areas below 
150 square metres. 

Demand to purchase property with leases in place 
remains high with strong demand from investors 
across most asset classes including the office 
sector, however we note outgoings including rates 

There is a range of tenants taking up this space. 
Recent discussions with larger landlords have 
indicated that a number of tenants are now 
seeking spaces of over 300 square metres, which 
previously was rare on the Sunshine Coast. 
Traditionally this has been a local style market 
with tenancy sizes of between 100 and 300 square 
metres the norm, however this dynamic appears to 
be changing.

Overall effective net rental levels have remained 
relatively stable over the past two years despite 
the drop in vacancy. We have seen incentives 
begin to drop in the market over the past six 
months and are now circa 10 to 20 per cent on a 
five-year lease, whereas previously 20 per cent 
plus was not uncommon.

We discussed the strong sales of stand alone 
holdings we saw during 2020 in our previous 
office market update and agents are still 
reporting strong demand across the board from 
investors and also owner-occupiers. The owner-
occupier market in both strata titled holdings 
and stand alone buildings is likely to see some 
increase in demand on the back of continued low 
interest rates and rentals holding firm. We have 
seen a recent sale of a property in Maroochydore 
by an owner-occupier at a rate of over $5,000 per 
square metre for a stand alone building, which 
sold about six years ago for circa $3,500 per 
square metre as an investment as proof of this 
improved demand.

Chris McKillop 
Director

Townsville
We believe the office market has moved through 
the bottom of the market cycle and is tentatively at 
the start of the recovery stage.

As a consequence, market activity has been relatively strong  
with improved enquiry rates for leasing, particularly for smaller 
office areas below 150 square metres. 
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The Cairns office market sector to date has  
had limited fall out from COVID-19. Commercial 
agents report that in the order of ten to 20 per  
cent of office tenants requested and received  
rental rebates.

These are primarily smaller tenancies housing the 
office component of tourism businesses.

Shane Quinn
Managing Director

Toowoomba
The demand for office floorspace in Toowoomba 
and surrounds has been trending downwards 
for the past three years. This trend is likely to 
continue throughout 2021 and is largely attributed 
to COVID-19 restrictions which resulted in a large 
number of office workers relocating to a home-
based office with a percentage of employees 
continuing this arrangement, splitting their time 
between home and the office. We note that QIC is 
estimating that Australia’s workforce will work from 
home two days a week post COVID-19.

The potential outcomes, should this become the 
new norm, could result in a number of scenarios 
in the medium term with employers downsizing 
existing officespace, not renewing leases or 
reverting to a mix of office space and shared space 
for collaborative work, meetings, etc. Anecdotal 
evidence, including current levels of demand for 
housing in the Toowoomba area, suggests there is 
a trend for capital city office employees to relocate 
to regional centres, including Toowoomba. This 
may have a positive effect on office demand in the 
medium term.

Office rentals have remained relatively static 
and rental incentives are likely to become more 
prevalent as landlords compete for tenants.

The reduction in leasing demand has slowed the 

There are few office properties in Mackay which 
satisfy the above criteria. If future demand causes 
office rentals to increase, opportunities may 
emerge to aggregate and redevelop some of the 
older, largely obsolete commercial buildings around 
the city. It may take several more years for the 
market to move into this phase.  

Greg Williams
Director

Cairns
The Cairns office market is relatively shallow and 
experiences limited sales activity. The market has 
also experienced limited new development, with 
the last very large office building constructed in 
Cairns being the State Government office tower 
completed in 2010. There have been several 
smaller (sub-2500 square metre) tenant-initiated 
design and construct projects completed, however 
there are no known significant new developments 
in the pipeline. An older 5000 square metre 
building in the CBD has recently been purchased 
and is in the process of an extensive refurbishment 
which will bring around 2500 square metres of as 
new space to the market.

Most new office space leasing demand is for 
smaller areas and for modern, good quality 
green star rated premises, however there is 
only a handful of such buildings in Cairns. These 
buildings achieve high levels of occupancy and 
are experiencing stable rent levels typically of 
$350 to $450 plus per square metre per annum 
gross. Demand for lesser quality space remains 
limited and there is an oversupply of quality non-
inner CBD and well exposed secondary space in 
the $225 to $300 per square metre per annum 
rental range. These conditions have placed 
downward pressure on secondary rents and have 
seen the emergence of incentives.

with a large NLA and target ground floor premises 
with NLAs below 200 square metres and car 
parking onsite. Leasing in the Wide Bay’s office 
markets is generally more active for premises 
under 200 square metres.

Ben Harnell
Property Valuer 

Mackay
The office leasing market in Mackay is oversupplied. 
Rents have eased and outgoings including rates and 
insurance have increased over the past five years. 
Investment returns have declined and investment 
interest in this sector has become subdued in 
contrast to the better performing heavy industrial 
property market.

For those looking for opportunities to invest 
in the Mackay office market, here are a few 
considerations:

 ◗ Ground floor tenancies with disability access 
appeal to a broader rental market whilst upper 
level walk up tenancies are difficult to lease. 

 ◗ Modern and good quality office tenancy areas 
of around 150 to 250 square metres are actually 
in short supply and this may be an unsatisfied 
sector. 

 ◗ On site car parking is a distinguishing factor and 
is notoriously absent from many office properties 
in Mackay. This should be incorporated into any 
selection criteria.

 ◗ Air conditioning is a constant management 
problem across the market. Particular attention 
should be given to this through due diligence.

 ◗ There are no preferred office locations outside 
of the key locations of Mackay City and Mount 
Pleasant. 
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 ◗ 146 Mort Street, Toowoomba City 
This is a refurbished, single level building with a 
net lettable area of 1,607 square metres and 67 
on-site car-parks. The building was fully leased to 
Findex with an unexpired lease term of 3.6 years. 
The sale price of $6.17 million reflected a passing 
yield of circa 7.1%. 

 ◗ 11 Annand Street, Toowoomba City 
An older, refurbished building with a ground floor 
retail tenancy and first floor office tenancy and 
a WALE of 2.82 years. The sale price of $3.75 
million reflected a passing net yield of 7.62%.

Ian Douglas
Director

rate of development of new office buildings with 
market leading rentals generally required for 
project feasibility. South Central, a multi-storey 
retail, office and accommodation complex located 
at 677-681 Ruthven Street in South Toowoomba 
has recently been completed offering a range of 
office space from 150 square metres. The largest 
tenant to date is the local LJ Hooker office which 
relocated from a standalone fringe CBD office that 
was subsequently purchased by another real estate 
agency which vacated an older fringe CBD strip 
centre tenancy which remains vacant.

On-site car-parking is considered a major factor 
for prospective tenants and owner-occupiers. 
Tenancies with a good car-park ratio appear to be 
much easier to lease and tenancies with poor car-
parking experience extended lease-up periods and 
often require additional incentives.

Demand from owner-occupiers for smaller 
offices in the $300,000 to $700,000 price 
range has remained strong. These properties 
are predominantly former houses converted for 
professional or paramedical use in fringe CBD 
locations that provide good access for employees 
and clients and off street parking. Supply within this 
segment can be inconsistent with an increase in 
sale price often achievable when supply is limited.

Low interest rates have ensured continued strong 
demand for commercial properties by investors, 
however the lack of quality, fully leased properties 
has limited the number of investment sales with 
the following notable recent sales completed in 
Toowoomba:

Office rentals have remained relatively static and rental  
incentives are likely to become more prevalent as landlords 
compete for tenants.
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Adelaide
Adelaide’s office market is continuing its 
resurgence with the first half of 2021 proving to 
be a busy time for agents, valuers and purchasers 
alike. Purchaser confidence for owner-occupiers 
and investors is returning, with listings and sales 
volumes also on the rise. 

At the start of the pandemic, office markets were 
in good shape. The vacancy rates remained steady 
throughout 2020, with Adelaide CBD vacancies only 
increasing by 0.2 per cent from January through to 
July 2020. The slight increase in vacancy rates was 
mainly due to flat tenant demand throughout the 
pandemic. The latest Property Council of Australia 
office market report indicates more significant 
increases in vacancies in January 2021. Throughout 
Adelaide, vacancies have increased in the core and 
frame CBD sectors, while the fringe sector has seen 
a significant reduction in vacancies to January of 
this year. Total CBD vacancies increased by 1.8 per 
cent in the six months to January 2021, offset by 
the reduction in Adelaide fringe vacancies by 2.8 
per cent.

The development of the 14-storey office tower 
on Wakefield Street is a major contributor to the 
increase in CBD vacancies; an addition of over 
14,000 square metres of A-grade office space. 
Another potential factor in this vacancy increase is 

tenants looking to reduce their footprint within the 
CBD itself and move to more affordable space in 
the city fringe areas along Greenhill Road, Fullarton 
Road and Dequetteville Terrace. 

VACANCY RATE

Office 
Sector

January 
2020

July  
2020

January  
2021

Adelaide CBD 
– Core

15.4% 15.6% 17.4%

Adelaide CBD 
– Frame

9.0% 9.3% 10.6%

Adelaide 
CBD – Total 
Market

14.0% 14.2% 16.0%

Adelaide – 
Fringe 

14.7% 14.4% 11.6%

Incentives in the office market are also on the rise. 
Agents have noted incentives for prime CBD office 
space of roughly 30 per cent, with levels sitting 
at around 35 per cent for secondary space. Much 
of the upward pressure on incentives has come 
from the tenants with leases expiring over the past 
six to nine months seeking short-term hold over 
agreements while waiting for market conditions 
to settle. This has translated to an increase in 
competition between landlords to attract the 
few active tenants. Under these conditions face 
rents are certainly not increasing and the upward 
pressure on incentives is increasing. 

Yields have continued to compress in the Adelaide 
office market, with investment coming from a range 
of purchasers including local investors, Australian 
REITs and international institutions. We are now 
seeing sub-6% yields achieved more regularly, 
with the potential for sub-5% yields being touted 
for long-WALE, high-quality assets in the Adelaide 
office market. 

There are some significant, high quality 
opportunities in the Adelaide CBD market at 
present. 238 Angas Street, Adelaide is currently 
listed for sale – the building comprises a newly built, 
three-level office with 843 square metres of net 
lettable area and generating $292,353 per annum 
in net income, currently fully leased. 238 Angas 
Street provides an opportunity at the higher end of 
the market. 

238 Angas Street, Adelaide Source: realcommercial.com.au

South Australia

Incentives in the office market are also on the rise. Agents have noted incentives for prime CBD office 
space of roughly 30 per cent, with levels sitting at around 35 per cent for secondary space
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Looking to the metro areas, the current offerings 
are more limited. A strata unit at suite 11/154 
Fullarton Road, Rose Park offers an investor the 
opportunity to purchase an office asset with a 
brand new, three-year lease and a net rental 
income of $65,000 per annum. The property is 
a first-floor office of 182 square metres currently 
offered for sale through LJ Hooker Commercial. 
At the higher end, 118 Greenhill Road, Unley is 
currently for sale through Negotiators Real Estate. 
Greenhill House is a two-level office building that 
boasts a lettable area of 800 square metres, a 
five-year lease to TeamViewer Pty Ltd with two 
years to run and a current net income of $237,734 
per annum.

Overall, the Adelaide property market has remained 
resilient, with investor confidence currently strong. 
The Property Council of Australia and ANZ survey 
for the March 2021 quarter has South Australian 
confidence levels sitting at 142 points, 23 points 
higher than the state’s historic average. CBD office 
occupancy sits at 70 per cent as South Australia 
continues to bounce back with outlooks now a lot 
more positive across all sectors.

Chris Winter
Commercial Director
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Perth
As we approach the end of the 2021 financial 
year, the Perth office property market continues 
to experience subdued conditions. The advent 
of the COVID-19 pandemic in 2020 caused 
an unprecedented level of uncertainty in the 
marketplace and activity in the office sector 
virtually disappeared. 

Not surprisingly, Perth’s office vacancy rate  
rose to 20 per cent in the six months to January 
2021, up from 18.4 per cent, according to the 
Property Council of Australia, with the vacancy 
rate in West Perth unchanged at 22.1 per cent 
over the same period.

To date, a visible vacancy factor remains in 
Perth’s traditional office districts. It remains to  
be seen whether companies will continue to 
embrace a work from home policy moving 
forward as it will have a profound impact on their 
future office space requirements. This is the great 
unknown and one of the biggest threats to the 
local office market. 

Some pundits point to social distancing 
requirements in the workplace which may 
cause tenants to actually increase the size of 
their office space. Employees, retaining a need 
for collaboration, problem-solving and social 

interaction, may be persuaded to return to the 
work place.

On the other hand, workers have also 
demonstrated a willingness if not a preference  
to work from home in the future, despite the 
obvious distractions, citing improved productivity 
and a better work-life balance. Such a sociological 
shift obviously spurs employers to examine cost 
saving measures. 

What has however become clear is that a two 
tier market has emerged as companies take 
advantage of the considerable incentives on 
offer to relocate to premium and A-grade 
accommodation whilst lesser grades are left 
languishing with minimal enquiry in this space, 
particularly in the fringe East and West Perth 
markets where deals below $125 per square metre 
per annum net (effective) are becoming more 
common place.

Western Australia

Some pundits point to social distancing requirements in the workplace which may cause tenants  
o actually increase the size of their office space. Employees, retaining a need for collaboration, 
problem-solving and social interaction, may be persuaded to return to the work place.

5 Ord Street, West Perth Source: realcommercial.com.au 
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building at 905-919 Hay Street, Perth for $67.8 
million in December 2020, a far cry from the  
$140 million paid by the vendor in 2009. The 
premises was formerly occupied by Chevron 
which relocated to its new headquarters in 
Elizabeth Quay. 

The current depressed state of the market in 
West Perth also presents an opportunity for the 
astute, high net worth investor to acquire an older 
building and embark on a refurbishment program 
with a view to securing tenants ahead of the next 
upswing in this sector. 

Two notable sales have occurred in January this 
year, being 5 Ord Street ($7.5 million) and 677 
Murray Street ($4.15 million). Both buildings 
were purchased with existing vacancy or looming 
expiries which have since been listed for lease. 

Although yet to occur in Perth, there are 
instances in other states of older, dormant office 
buildings being converted into aged care facilities. 
Such an opportunity seems logical given the 
nation’s ageing population and the often sound 
locational attributes of such assets. 

Positively, the Western Australian economy 
continues to go from strength to strength on the 
back of successful containment of COVID-19 and a 
strong mining and resources sector which bodes 
well for Perth’s office property market going 
forward.

Greg Lamborn
Director

In terms of capital transactions, investors 
treaded carefully during the past six months. The 
questionable financial strength of incumbent 
office tenants brought on by the pandemic and 
the rise of zombie companies, unable to turn a 
profit without government assistance, is likely 
to see such buyers postpone acquisitions in the 
short term. 

In any event prospective buyers in this sector 
have likely shelved acquisition plans in the short 
term unless presented with distinct value-add 
opportunities that may offer longer-term benefits.

The former HBF building at 125 Murray Street, 
Perth is currently listed for lease post a multi-
million dollar, award-winning refurbishment 
program, having been acquired by Silverleaf 
Investments for $8.1 million plus GST in May 2018. 

Singaporean based Redhill Partners reportedly 
offered to acquire the largely vacant office 

677 Murray Street, West Perth Source: domain.com.au 

Positively, the Western Australian economy continues to go  
from strength to strength on the back of successful containment 
of COVID-19 and a strong mining and resources sector which 
bodes well for Perth’s office property market going forward.
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Darwin
Whilst the Darwin commercial office market has not 
really been detrimentally affected by COVID, it has 
been relatively static.

The newly completed Manunda Plaza development 
at the corner of Knuckey and Cavenagh Streets 
is now fully operational. Part of the ground floor 
and the seven upper levels are leased to the NT 
Government, with a face rent of $595 per square 
metre gross, however this was part of a wider deal 
involving refurbishment of the nearby Energy 
House (which has commenced), including provision 
of additional carparking.

This has meant that vacancies in the remainder 
of the CBD have increased as Government 
departments relocate to Manunda Plaza.  
This stock will overhang the market for some 
time, but it should be noted that much of this 
stock is lower B grade and C grade standard 
which would require significant refurbishment 
before it is suitable for occupation, especially by 
government. Better A-grade space remains in 
relatively short supply.

Recent sales of CBD development sites confirm the 
limited appetite from developers for land, because 
the economic viability of new developments 
(unless strongly supported by a government lease 
or similar) is just not there. The recent sale of 85 
Mitchell Street is a case in point, with the owner 

more likely to proceed with a residential unit (rather 
than a commercial) development. 

We have also seen the sale of the long-term hole 
in the ground at 56 Mitchell Street. Excavations 
were completed in about 2008 for a major retail, 
commercial and residential development on the 
site, however plans stalled and the property 
remained as a hole for many years. At this stage 
the future of the site is unclear, but its activation 
would be a major boon to the CBD.

Terry Roth
Director

Northern Territory

This has meant that vacancies in the remainder of the CBD have 
increased as Government departments relocate to Manunda Plaza. 

85 Mitchell Street, Darwin Source: realcommercial.com.au 
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Canberra
As the smoke from COVID-19 clears, the office 
market has begun to rebound from a difficult 
2021. As workers continue to return to the office, 
confidence is beginning to grow however there is 
still uncertainty in the market about future office 
space requirements.

The Property Council of Australia’s Office Market 
Insight to January 2021 showed an unchanged 
vacancy rate from January 2020 of 10.1 per cent. 
Reported net absorption for the six months to 
January 2021 was 50,144 square metres with 47,611 
square metres in A grade office space.

We have seen continued strong buyer demand for 
good quality assets with strong sublease covenants 

to corporate or government tenants and properties 
that are fully leased with longer sublease expiries 
trading at a premium.

Units 16 & 17, 2 King Street, Deakin sold in mid-2020 
with a government tenant in place and lease expiry 
of 7.38 years reflecting a yield of 6.96%. 

12-14 Bougainville Street Griffith sold in early 2021 
fully leased to three tenants (two good quality local 
tenants and one national tenant) with WALE of 2.8 
years (by income). This reflects a yield of 5.41%.

= 

12-14 Bougainville Street, Griffith Source: realcommercial.com.au 

With the low cost of borrowing, owner-occupiers have 
been active in the market, primarily in the sub $2 
million range in the Canberra South office precincts.

James Feeney
Valuer

Australian Capital Territory

12-14 Bougainville Street, Griffith Source: realcommercial.com.au 

As workers continue to return to the office, confidence is 
beginning to grow however there is still uncertainty in the  
market about future office space requirements.
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Overview
Many of the nation’s residential markets are 
experiencing an extraordinary run of activity. It’s 
during these times we repeatedly see the same 
high-profile locations gain all the attention.

To counter this, we’ve asked our teams to discuss 
those unsung-hero hotspots which provide 
excellent opportunity for buyers looking to take 
advantage during this rising tide of prices.

Sydney
There are over 650 suburbs across Sydney, so it is 
easy for some smaller or lesser-known suburbs to 
be overshadowed by their larger or more famous 
neighbours. There are also some suburbs which may 
have had a shady or non-residential history that are 
now emerging as popular residential locations.

We have looked at some of the suburbs across 
Sydney which fall into one of these categories. 

Chippendale
Chippendale is a fairly small, inner city suburb 
on the western side of the city fringe. It is home 
to university campuses, cafes, restaurants, art 
galleries and the recently completed Central 
Park precinct at the site of the old Carlton United 
Breweries on Broadway. Most of Chippendale’s 
residents live in either modern or semi-modern unit 

complexes with a small number of terrace dwellings 
also present in the suburb. The suburb has 
rapidly gentrified due to the Central Park precinct 
completed by Singaporean developers Frasers in 
2018, however many properties in this area still 
represent good value as the suburb shrugs off its 
previously lacklustre reputation.

Chippendale is situated between the popular 
suburbs of Redfern and Ultimo and close to eclectic 
Newtown and Glebe. The proximity to educational 

New South Wales
institutions, public transport and the CBD makes 
Chippendale well positioned for future growth. 

Moreover, land surrounding nearby central station 
is touted for redevelopment into a tech hub, further 
contributing to future growth prospects in the area.

Whilst Chippendale is well positioned, the area’s 
past reputation does weigh on its current standing 
in the market. Also, some public housing remains 
in the area, however this is spread thinly across 
the suburb, avoiding a Redfern style public housing 
precinct. Proximity to educational institutions has 
meant that the suburb has relied somewhat on 
students for its tenancy profile, leading to a renter’s 
market during most of 2020 and into 2021 which 
has weighed on the investment grade properties 
within the area. Finally, the suburb has proximity 
to busy roads, including Broadway to the west, 
Abercrombie Street to the centre and Cleveland 
Street to the east; main roads such as these reduce 
the appeal of those areas close to them.

14/9 Blackfriars Street is a two-bedroom, one-
bathroom warehouse conversion unit with a single 
car space, recently selling for $1.059 milion. This 
represents good value when compared to 319/26 
Kippax Street, Surry Hills (eight minutes or two 
kilometres away). This unit is a two-bedroom, two-
bathroom warehouse conversion unit with a single 
car space and recently sold for $1.34 million. Both 
units are in similar condition (aside from the second 
bathroom in Kippax Street, Surry Hills) and both 
locations provide a similar inner-city amenity and 
lifestyle, with proximity to the CBD, public transport 
and educational institutions.

There are also some suburbs which may have had a shady or  
non-residential history that are now emerging as popular 
residential locations.

The planned 40-storey Altassian building Source: The Urban Developer 
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Similar buying is to be had in the housing market 
with 38 Levey Street, Chippendale selling in March 
2021 for $1.348 million. The property is a two-
bedroom plus study, one-bathroom terrace with no 
parking on 83 square metres in a narrow side street.

A similar property in Redfern at 9 Wells Street sold 
for $1.496 million around the same time. This house 
is a two-bedroom, one-bathroom terrace with no 
parking, situated on an 82 square metre allotment 
on a narrow side street.

These comparisons indicate Chippendale is  
around eight to ten per cent cheaper than some  
of its neighbours.

Mortlake
Mortlake neighbours Breakfast Point, Concord 
and Cabarita on the edge of Sydney’s inner west. 
The surrounding suburbs have experienced strong 
capital growth for both apartments and dwellings 
in recent years. Mortlake has also experienced 
an uplift in prices however not to the extent of 
these neighbouring suburbs. Mortlake has been 
undergoing gentrification over the course of the 
past 20 years which has seen a large amount of 
medium density and townhouse developments 
constructed. However, there are still large parts 
of the suburb occupied by industrial property 
which impacts its overall marketability. Given 
the suburb has access to the Parramatta River 
foreshore and is nearby public transport such 
as Mortlake Vehicular Ferry, Cabarita Ferry 
(providing a commute to the city), and has access 
to local bus networks, the suburb appeals to both 
owner-occupiers and investors. 

As the suburb continues to accommodate industrial 
property and as it continues to be gentrified 
with more medium-density developments, this 
may put a cap on capital growth for newer units 
and apartments. However, given the continued 
popularity of Breakfast Point and Cabarita and 
the significant price point difference between 
these suburbs and Mortlake, it may appeal to both 
investors and homeowners who are priced out of 
these neighbouring markets. 

An example of the significant price point difference 
can be illustrated by the following two sales:

 ◗ 25/30 Hilly Street, Mortlake is a 2010 built unit 
with three bedrooms, two bathrooms, parking 
for two cars, a living area of 95 square metres, 
an outdoor area of 35 square metres and partial 
views of Parramatta River with a north-east 
aspect. It sold in February for $1.085 million.

25/30 Hilly Street, Mortlake Source: Google 

In neighbouring Breakfast Point, 27/22 Admiralty 
Drive is a 2004 built unit with three bedrooms, two 

bathrooms, parking for two cars, a larger living 
area of 153 square metres, an outdoor area of 23 
square metres and parkland views with a northerly 
aspect. It sold in January for $1.85 million. Whilst 
the unit had a larger living area this alone does not 
account for the large difference in price between 
the two units.

27/22 Admiralty Drive, Breakfast Point Source: Google 

The main negative aspects of Mortlake include 
the remaining industrial properties and the larger 
scale developments which have typically been 
less appealing than developments in the adjoining 
suburb of Breakfast Point. Breakfast Point is also 
an established master planned community which is 
distinctive and tends to stand out due to its unique 
characteristics. Overall, the suburb of Mortlake 
does not have the same feel as the superior 
adjoining suburbs, however this is likely to change 
over the coming years as the last of the industrial 
property makes way for further new developments 
and public amenity.

Eastlakes
It’s hard finding any part of the eastern suburbs 
housing market that isn’t hot right now. One 
suburb that often flies under the radar is Eastlakes, 
located just east of the airport and about eight 
kilometres south of the CBD. The suburb comprises 

Mortlake has been undergoing gentrification over the course 
of the past 20 years which has seen a large amount of medium 
density and townhouse developments constructed. 
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An April sale of 30 Vermont Street, Sutherland, a 
dated single level home with four bedrooms, two 
bathrooms, two-car carport and inground pool, on 
560 square metres of land sold for $1.1 million. A 
week later, 34 Seventh Avenue, Jannali, a dated 
three-bedroom, two-bathroom single level home 
with single carport and single detached garage, 
on 563 square metres of land, sold for $1.306 
million. Whilst the home was in slightly better 
condition it still lends itself to renovation or 
rebuild, just as Vermont Street does.

 

30 Vermont Street Source: CoreLogic 

34 Seventh Avenue Source: CoreLogic 

Sutherland provides good access to schools, 
shopping and restaurant facilities, along with 
commercial and government services in its town 

and Kingsford ($2,010,000). A recent sale near the 
median price was 12 Garden Street, Eastlakes, which 
sold in late February for $1.54 million. The 1960s 
single level, brick home comprised three bedrooms, 
one bathroom and detached single garage, in dated 
condition, in a quiet side street position.

 

12 Garden Street, Eastlakes Source: CoreLogic 

Sutherland
The Sutherland Shire property market has 
been very strong over the past six months and 
previous options we may have considered for this 
topic, such as Loftus and Jannali, have already 
seen significant price growth in this time. 

Surprisingly, this has meant that one of the oldest 
and better-known suburbs, Sutherland, now looks 
to provide good value compared to some of its 
neighbouring suburbs. While the suburb is well 
known for its commercial hub and large number 
of unit developments, the outer sections of the 
suburb provide quiet side streets with detached 
housing and may not be on the radar of most 
house buyers in the area.

The median house price for Sutherland at the 
end of March was $1.035 million according to 
realestate.com.au. This compares favourably to 
Jannali ($1.15 million), Kirrawee ($1.175 million) 
and Woronora ($1.22 million).

older unit developments and a dated shopping 
centre in its northern part and detached and semi-
detached homes in its southern section. It is better 
known for its surrounding championship golf 
courses, including The Lakes Golf Course, and has 
good road access to the CBD and other parts of 
Sydney via Southern Cross Drive which links with 
the M5 Motorway and Eastern Distributor.

Recent new unit developments along Gardeners 
Road, in conjunction with the construction of a 
new retail and dining precinct as part of Crown 
Group’s $750 million Eastlakes Live precinct, is 
bringing new life to the suburb.

 

The Eastlakes Live Precinct Source: The Urban Developer 

The median unit price as at the end of March was 
$605,000, with a median rent of $390 per week 
(source: realestate.com.au). The vast majority 
of existing units are 1960s and 1970s two-
bedroom, one-bathroom units although there is 
an increasing number of new unit stock entering 
the market. The new retail and dining precinct is 
likely to lead to increased demand from first home 
buyers and investors for these existing units. 

For houses, Eastlakes with a median house 
price of $1,562,500 (source: realestate.com.au) 
compares favourably with neighbouring suburbs 
of Rosebery ($1,872,500), Pagewood ($1,877,500) 
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the family and provides that beach lifestyle 
just outside the hustle and bustle of the 
busier beachside suburbs. For commuters, the 
Wakehurst Parkway and Mona Vale Road make 
the suburb easily accessible and you are only 
a five minute drive from Narrabeen Beach, Ku-
ring-gai National Park or Warriewood Square.

It has a lower median house price of $1.925 
million compared to the Northern Beaches 
average median house price of $2.05 million 
(source: CoreLogic), and receives less visits 
per property at 4,702 in comparison to North 
Narrabeen at 5,643 and the New South Wales 
average of 1,751 (source: realestate.com.au). 

A recent example to help compare the different 
buying opportunities with the neighbouring 
suburb of North Narrabeen is 11 Foxall Street, 
Elanora Heights. The property sold in March 
2021 for $2.04 million and comprises a part two 
level, four-bedroom, two-bathroom dwelling with 
updated interiors and inground pool on about 
789 square metres of land.

 

11 Foxall Street, Elanora Heights Source: Domain 

In comparison, 27 Gondola Road, North Narrabeen 
sold in April 2021 for $2.2 million. The property 
is a neat and tidy, three-bedroom, one-bathroom 
weatherboard cottage on 462 square metres of 

the suburb median price, for an advised price 
of $1.741 million in late February this year. The 
property features a basic single level home in 
well maintained condition and positioned on 
a large 854 square metre allotment. This is a 
typical style of property for the suburb and 
provides the opportunity to extend or renovate 
or potentially knock down and re-build, subject 
to council approval.

 

19 Dunoon Avenue Source: Domain 

Due to the comparatively low median price for the 
Upper North Shore, West Pymble’s potential for 
growth is always going to be high as it experiences 
demand from those trying to get a foot into this 
blue-chip market. The suburb has experienced 
some good growth over the past 12 months, but 
with the large disparity in surrounding suburb 
median prices, we believe there is plenty of 
potential for future price growth.

Elanora Heights
The real estate market across the Northern 
Beaches has never been stronger and most 
suburbs are in very high demand. One suburb 
that might not be initially on the radar is Elanora 
Heights. It is a quiet suburban neighbourhood 
bordering Ku-ring-gai National Park and 
Narrabeen Lake. The suburb has plenty to offer 

centre. It is also a main hub on the Illawarra railway 
line providing train access to the Sydney CBD, 
Cronulla and Wollongong, including express trains 
to the city. One downside is a higher proportion of 
medium and high-density housing in Sutherland, 
although this can add underlying development 
potential to single dwellings in the suburb. 

West Pymble
It can be difficult when looking at Sydney’s 
Upper North Shore property market to find 
something that is flying under the radar when 
most suburbs command a median price well 
above $2 million. However, as with all property 
markets, there are pockets of the North Shore 
that do seem to offer comparatively good value 
and future potential.

The suburb of West Pymble has always seemed 
to lack the shine of some the suburbs within 
close proximity such as Killara, Gordon and 
Pymble. The median house price in West 
Pymble as at 30 March was $1,882,750 (as per 
realestate.com.au). Although this may not seem 
to indicate a suburb being under-valued, it must 
be considered relative to surrounding suburbs. 
At the same date, Gordon had a median house 
price of $2.68 million, Pymble a median of $2.6 
million and Killara a median of $3.3 million 
(as per realestate.com.au). These comparison 
suburbs certainly have superior positioning, all 
benefiting from close proximity to the Upper 
North Shore rail stations and the amenities 
located on the Pacific Highway. West Pymble is 
considered to be isolated from this infrastructure 
but the price level still represents very good 
value for the affluent Upper North Shore, being 
located only 15 kilometres from the Sydney CBD.

As an example of an entry level property in West 
Pymble, 19 Dunoon Avenue sold slightly under 
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Currently there is not much on the market, 
however a look on RP Data shows a couple of 
house and land packages between $750,000 and 
$800,000. 

Whilst we have painted a pretty good picture, 
just like any new up and coming estate the risks 
are high and anyone looking to buy must do 
their due diligence, as many things can go wrong 
which can impact the key outcomes that drive an 
area’s appeal and hence values.

Lawson 
The mid Blue Mountains villages of Lawson 
and Hazelbrook have actually traded places 
in the recent past. These villages are directly 
adjoining each other and provide a very similar 
demographic, socio-economic base and housing 
profile. 

Traditionally Hazelbrook was seen as the better 
of the two as it enjoyed a strong retail strip, 
numerous medical and professional services and 
good transport links while Lawson had a limited 
shopping strip and limited professional services. 
In recent times Lawson has seen the sharper 
growth in median prices, increasing seven per 
cent from April 2020 to March 2021 versus two 
per cent in the same time period in Hazelbrook 
according to realestate.com.au. 

Historical median prices for the two suburbs are 
shown in the following table (source: realestate.
com.au):

Period Lawson Median Hazelbrook Median

December 2012 $321,250 $346,000

December 2015 $465,000 $458,000

December 2020 $592,000 $596,000

March 2021 $628,000 $610,000

minutes from the Sydney CBD and it’s knocking 
on the door of the Southern Highlands.

� Source:�menanglepark.com.au�

There are a few examples showing that when a 
master plan is done right and a community lifestyle 
is created, the area will flourish and price increases 
will follow. For example, Oran Park is one of the 
best performing new estates in South Western 
Sydney and the master plan creates an all-inclusive 
community lifestyle. Another example is Wilton, 
located further south. The past 12 months has seen 
a large spike in both interest and values as buyers 
are seeking a lifestyle change. Menangle Park has 
the potential to offer both an inclusive lifestyle in a 
rural setting with a town hub.

The one thing that both these estates have in 
common is that buyers who took the risk and 
purchased in early-stage releases in an unknown 
suburb have seen large increases in values 
compared to the most recent land releases as 
buyer demand grows. 

land. The two properties share the same local 
services and facilities, which helps illustrate the 
relative value for money in Elanora Heights.

 

27 Gonola Road, North Narrabeen Source: Domain 

Menangle Park
Whilst we could have played it safe and spoken 
about an established suburb, we have decided 
to think outside the box for this one, with a 
more long-term outlook. Our pick for the South 
Western team is Menangle Park. That’s right! 
You have read that correctly. While it might not 
jump out at you as a first pick, there is a lot of 
potential for this traditionally rural area.

Menangle Park is a 4000 plus staged master 
plan development with a future planned town 
centre and onsite childcare and primary school 
facilities forming part of the estate’s main hub. 
The development will also incorporate the 
existing train line and feature 41 hectares of 
usable open space comprising local and district 
parks, walking trails, sports fields and bicycle 
tracks. Works for this estate commenced on 1 
October 2020.

When you take a look at Menangle Park on the 
map, it is surprisingly well located – it’s ten 
minutes from MacArthur Square, 20 minutes 
from Camden Town Centre, one hour and 30 
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For the rural residential seekers, the suburbs 
of Wingello and Tallong (although in Goulburn 
LGA) are often looked past and forgotten about. 
Tallong itself was once a thriving fruit growing 
region and has excellent hobby farming capacity 
and is significantly cheaper than its surrounding 
neighbours of Penrose and Wingello. Tallong is 
five minutes from the Hume Motorway, has a train 
station and properties situated on the escarpment 
along Cauora Road offer some of the best views 
money can buy as it looks south over Morton 
National Park.

Kurt Bismire/Tim Stevens
Property valuers

Lismore/Casino/Kyogle
To borrow a phrase from J.R.R. Tolkien, “It’s a 
dangerous business, going out your door. You 
step onto the road, and if you don’t keep your 
feet, there’s no knowing where you might be 
swept off to”.

And with that in mind, we take curious glance 
at those fringe locations that offer alternative 
opportunities to typical suburban living that 
generally fly under the radar by those not in  
the know.

Lismore City Council is blessed with various rural 
villages within a 25-kilometre radius to the north, 
south and west. Each village has its own vibe and 
low-key services. To the north, north-east and 
north-west we have the rural villages and hamlets 
of Dunoon, The Channon, Tullera, Modanville, 
Rosebank, Federal, Eureka, Bexhill and Clunes. To 

Southern Highlands
Over the years as the Southern Highlands has 
increased in popularity and affluence, it has 
become extremely hard to pinpoint suburbs or 
pockets that have been forgotten about or could 
be considered hidden gems. This became even 
more evident over the past 12 months as city 
slickers have moved to the area in droves, due to 
its fantastic lifestyle, schooling opportunities and 
access to Sydney.

In previous years, Moss Vale was considered to 
be the more working-class administrative capital 
of the Highlands offering extremely good quality 
character cottages at significantly cheaper rates 
than Bowral and Mittagong, however this has 
changed over the past 12 months. This has left us 
only seeing hidden gems in the major townships 
centred around the areas previously reserved for 
New South Wales Housing. In Mittagong, Sunset 
Point Drive still offers some affordable housing, 
with good access to Lake Alexandria and the main 
shopping strip, whilst enjoying bush views.

In Bowral, Sheaffe, Thompson and Price Streets, 
which previously had significant numbers of New 
South Wales Housing homes along them, have seen 
ongoing gentrification and offer large blocks, whilst 
only being two kilometres from Bowral town centre. 
Over the past 12 months, we have continued to see 
excellent results along Ascot and Retford Roads 
directly to the north and we are now beginning 
to see dwellings along these streets beginning to 
achieve strong results.

The switching of order can be put down to 
numerous factors and market forces which have 
occurred over this time period. During the 2012 
to 2015 time period, the Great Western Highway 
roadworks were completed in Lawson first so the 
village centre received a long awaited facelift 
which was visible to passing traffic along the 
highway. Works to the Hazelbrook Great Western 
Highway upgrade were delayed for an extended 
time and no visible facelift was given to the 
village centre from the highway. 

From circa 2016 to 2019, new shops along 
the highway were constructed at Lawson and 
premises began to be filled by a mixture of day 
and night-time restaurants and cafes along 
with local complementary retail uses. The 
establishment of these businesses and uses saw 
the creation of an eat street style village which is 
rare for the Blue Mountains region and has seen 
Lawson become somewhat of a destination for 
eating in the mountains. 

Post the COVID-19 impact from the first half of 
2020, the trend of home working and buyers 
moving further afield seeking a lifestyle change 
rather than a proximity to workplace has further 
underpinned the switching of places of these 
suburbs. Lawson appeals more towards a Sydney 
buyer group given its food strip and modern 
village façade, which has seen the suburb 
surpass Hazelbrook as the key village in the mid 
Blue Mountains.

Matthew Halse
Director 

Over the years as the Southern Highlands has increased in popularity and affluence, it has  
become extremely hard to pinpoint suburbs or pockets that have been forgotten about or  
could be considered hidden gems.



R
E

S
ID

E
N

T
IA

L

Month in Review
May 2021

34

with limited stock available to local agents. This 
coupled with low interest rates is driving the 
demand in the area with properties still selling in 
excess of local market tolerances.

The demographic shift which has occurred on the 
North Coast due to prices continues with many 
of the younger generation having to relocate to 
inland areas due to significant increases in both 
values and rental prices. Some local businesses 
are reporting a shortage of staff due to the cost of 
living in the local area being beyond affordability 
for the average person.

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

Bernard Walters
Property Valuer

Byron
There is no doubt that the jewel in the crown of 
Byron Shire is Byron Bay itself. Its combination 
of natural features, buzzing cafe scene and 
eclectic cultural mix has made it one of the most 
recognisable and desirable coastal towns in eastern 
Australia. It is also beyond question that Byron Bay 
is a force of nature that has overshadowed many 
nearby towns and villages that also have much to 

The established, traditional rural residential area of 
Modanville and eclectic historical village settings of 
The Channon, Federal, Rosebank and Eureka offer 
a quieter rural village setting but also have the 
benefit of local schooling and local store services, 
tavern etc.

South of Lismore City, the rural village of Wyrallah 
is steeped in history with a generous scattering 
of circa 1900s timber housing and a local public 
school.

The key factor of these rural villages is their 
relatively close commuting proximity to the main 
regional centre of Lismore City.

The council areas of Richmond Valley and Kyogle 
are also replete with small rural villages, albeit 
at a greater distance from the town centres of 
Casino and Kyogle. These include Wiangaree, 
Grevillia, Old Grevillia, Coraki, Rappville, 
Mallanganee, Bonalbo, Mummulgum, Urbenville 
and Woodenbong, all of which have their own 
characteristic stamp on living style.

So, if you are tired of the hubbub of daily suburban 
life, a dose of rural village living may be what you 
are looking for… and some out of towners have 
already sampled the delights and stayed.

Vaughan Bell
Property Valuer

Balina
The Northern Rivers property market remains 
strong with the latest COVID scare not 
appearing to have any impact on the demand 
for coastal areas. In turn the inland areas, due 
to affordability, are reportedly remaining strong 

the south, we have Wyrallah and a small residential 
pocket called South Gundurimba.

In recent times, these small villages have attracted 
significant interest, initially for their affordability 
and community feel. However, as that interest has 
improved, so have the sale prices!

In particular the rural villages north of Lismore City 
including Modanville, Dunoon, Bexhill and especially 
Clunes have ventured into the sights of Byron and 
Ballina based real estate agencies. These areas are 
attracting buyers who have flown up from the south 
of New South Wales (including that small town with 
the harbour bridge and a contemporary opera 
house) and various Victorian centres.

This has resulted in a rather jarring jump in sale 
prices to levels that were virtually unheard of 
two years ago. A case in point is the first sale of a 
residential property within a village zoned area of 
Dunoon for over $1 million. It comprised a circa 2011 
modern, three-bedroom, two-bathroom, character 
style dwelling with timber walls, Colorbond roof, 
four-bay carport and shed, solar power system and 
established gardens on a 7937 square metre site.

Bexhill and Clunes benefit from the perspective of 
being on the road leading to Bangalow and Byron 
Bay, however they are coming into their own. 
Clunes provides a handy stopping point on the way 
to Bangalow and Byron Bay and is often referred 
to in sales brochures as being within the “Byron 
Hinterland” (poetic license generously granted). 
Bexhill is a recipient of recent approvals for a large, 
residential subdivision and is well served by a local 
public school, popular general store and post office 
and public park.

Clunes provides a handy stopping point on the way to Bangalow and Byron Bay and is often referred to 
in sales brochures as being within the “Byron Hinterland” (poetic license generously granted). 
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being an old school suburb, typically ranging from 
700 to 1200 square metres with room to grow or 
expand the improvements and well positioned to 
major services and beaches.   

The other areas becoming more popular are the 
satellite country townships 25 to 40 kilometres west 
of Coffs Harbour being Nana Glen and Glenreagh. 
These townships have corner stores, cafes and local 
primary schools with good access to Coffs Harbour 
or the northern beaches. We are seeing increased 
activity in these locations and of course increased 
prices although still typically under $550,000 within 
the townships and worth a look if you want the 
experience of the country but close to town.

If you want to go a little further afield and do not 
mind a mountain drive then Lowanna or Ulong may 
be the spot for you. These are mountain townships 
some 30 to 40 kilometres south-west of Coffs 
Harbour, again with limited local services similar 
to Nana Glen and Glenreagh but with a mountain 
flavour. Here we see prices in the $250,000 to 
$350,000 range for older style cottages, and 
homes which typically need some work, although 
these are a lot more affordable.

There are many locations like these around 
the Coffs Coast region which have good access 
to services and lifestyle benefits and are still 
comparatively affordable. Coastal towns such as 
Nambucca Heads and Macksville to the south are 
also worth looking at with good services close 
to beaches and Nambucca River. For an outlier, 
have a look at the inland township of Bowraville 
which is ripe for gentrification. Traditionally seen 
as a lower socio-economic town (poorer cousin 

Byron Bay attracts buyers, renters and tourists 
like moths to a flame, but if you shade your eyes 
for a moment and look in a different direction, you 
will find plenty of bright, affordable alternatives 
beckoning.

Mark Lackey
Property Valuer

Coffs Harbour
Looking to find the next property hotspot? Well, 
I’m not sure there is one within the Coffs Harbour 
region. The strong demand over the past 12 
months driven by the COVID pandemic seemingly 
has no boundaries and every location has risen 
in value accordingly. Yes, the blue-chip areas 
typically increase at a greater rate due to limited 
supply, however the neighbouring suburbs have 
equally risen. An example is Toormina, south of 
central Coffs Harbour, neighbour to Sawtell which 
is arguably our most sought-after location and 
traditionally was seen as a lower socio-economic 
suburb. The area ticks all the boxes for location to 
major shopping, schools and beaches, however, 
historically has been one of the less desirable 
suburbs. Typically, prices would not exceed 
$550,000 with average prices for older style three 
or four-bedroom brick homes in the $350,000 to 
$500,000 range. Increased demand is now seeing 
prices at the $650,000-plus level. A recent sale of 
a 1980s three-bedroom, one-bathroom home with 
double garage on a 750 square metre site with 
an asking price of $549,000 saw 100 prospective 
purchasers arrive at an open home. The property 
achieved a sale price of $590,000 which is typical 
in the current market. I consider there is still some 
fat left in this suburb as the land sizes are generous, 

offer buyers and renters looking to relocate from 
the big smoke.

So where are these hidden gems? If you were to 
ask the locals of Byron Shire many would say that 
they are hiding in plain sight. The high price of both 
rentals and property in Byron Bay has discouraged 
many from moving there but a closer look will show 
that a similar quality of life can be found for less 
money in nearby locations. For example, if you 
want to wake up to the smell of salt air and the 
sound of breaking waves, then houses at Suffolk 
Park and Brunswick Heads will deliver but at a cost 
well below that of a house in a similar position in 
Byron Bay. More affordable still are the beachside 
enclaves of New Brighton and South Golden Beach. 

These days a typical house in Byron Bay, walking 
distance to the beach and CBD, will set you back $3 
million to $4 million whilst a similar house in Suffolk 
Park can be bought for $2 million to $2.5 million 
and for around $1.5 million in Brunswick Heads. 

If an early morning surf is not on your radar, the 
small hinterland town of Bangalow just inland 
from Byron Bay may be the hidden gem you are 
looking for. With a primary school and local shops, 
Bangalow may not have every amenity at your 
doorstep, but, being just off the M1 Motorway, it 
is an easy drive to Ballina and around 40 minutes 
south from Tweed Heads and Coolangatta. Whilst 
it lacks big town conveniences, Bangalow has a 
thriving coffee culture and is well known for its 
regular markets. Bangalow offers house buyers 
a mixture of classic period homes from the 1920s 
mixed with contemporary homes ranging in price 
from $1.2 million to $1.8 million in general. 

The high price of both rentals and property in Byron Bay has discouraged many from moving there but  
a closer look will show that a similar quality of life can be found for less money in nearby locations. 
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pubs, restaurants and shops do not exist. The 
available amenities resemble a small country town 
rather than a holiday hotspot which is a big reason 
for the affordability. 

Now these two are just a couple of many hidden 
gems in the Hunter and Port Stephens regions. We 
recommend a bit of research and talking to those 
with local knowledge to help discover the smaller 
suburbs that may tick all your boxes.

Liz Mcallister
Property Valuer

Central Coast
The Central Coast region is currently in the middle 
of a property market resurgence now that we are 
well and truly beyond the emergence of the global 
COVID-19 pandemic. More than 12 months on and 
I’m yet to strike up a conversation with someone 
who accurately predicted the market we are 
currently experiencing. This has sent stampedes of 
people rushing to their chosen lending institutions 
to assess finance options, either to take advantage 
of historically low interest rates or seek pre-
approval to hopefully secure their first home or 
next investment. 

Essentially, this has led us to where we are today. 
Many property owners have secured their short or 
long term futures by locking in a home loan interest 
rate on their own properties that may never be 
offered again. All the while others are actively 
obtaining finance to purchase property. This has 
fuelled our market by creating very low levels of 
supply and increased buyer demand, causing our 
market to accelerate into unchartered waters. 

The heated market conditions the Central Coast 
region is currently experiencing appears only to 
slow down once property prices reach unaffordable 
levels. What price is considered unaffordable? I’ll 

walking distance – no 100 metre walk to the café or 
newsagent here. 

Our next hidden gem comes in the form of idyllic 
Tanilba Bay, where water views come far cheaper 
than you would think. Located on the mouth of the 
Karuah River, Tanilba Bay enjoys the same beautiful 
water and views as the holiday hotspot Nelson 
Bay, just without the price tag. Enjoying closer 
proximity to Newcastle than Nelson Bay along 
with all the services you would need, it really is a 
wonder Tanilba Bay is not more popular. 61 Caswell 
Crescent, which boasts full waterfront frontage, a 
northerly aspect, four bedrooms, two bathrooms 
and all on 1,300 square metres, sold for $905,000.

61 Caswell Crescent, Tanilba Bay Source: realestate.com.au  

Compare this to the Nelson Bay area where 77 
Kent Gardens, Soldiers Point with four bedrooms, 
three bathrooms, 349 square metres of land and 
frontage to a waterfront reserve sold for $1.48 
million, and it shows just how much bang for buck 
is available in Tanilba Bay. Now because Tanilba 
Bay is less popular as a holiday area, it means that 
the benefits of a holiday area such as nice cafes, 

to Nambucca Heads) property is cheap, typically 
under $350,000, with potential for community 
growth and a resurgence of the town centre. The 
advantage of the Coffs Coast region is the diversity 
of property to suit all lifestyles and this is why we 
are experiencing such high levels of demand which 
will continue for some years. 

Grant Oxenford
Property Valuer

Newcastle
The hidden gem, close to everything but without 
the price tag of the blue-chip areas is the dream 
for many property buyers. In Newcastle one such 
hidden gem is Highfields. Located only eight 
kilometres south-west of the city, six kilometres 
from the ever popular Merewether Beach and 
enjoying easy access of less than 2.5 kilometres 
to not one but two of Newcastle’s major shopping 
centres, it really is a wonder Highfields is not on 
the top of everyone’s list. Now a big reason for 
Highfields hidden gem status is its size. With a 
grand total of 11 streets and a population (2016 
census) of 835, it easily slips under the radar 
compared to its neighbouring suburbs of Kahibah 
(population 2,464) and Adamstown Heights 
(population 5,299). This small size has allowed 
some rather good buys to slip through, such as a 
two-bedroom, one-bathroom house on 569 square 
metres at 9 Margaret Street which recently sold 
for $705,000. Compare this to 17 Murrakin Street, 
Kahibah, a two-bedroom, one-bathroom home on 
679 square metres which sold for $790,000 and 
was in inferior condition to Margaret Street. Now it 
isn’t all sunshine for Highfields. While being close 
to everything, it also doesn’t have anything within 

The hidden gem, close to everything but without the price tag of 
the blue-chip areas is the dream for many property buyers.
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recent demand. Although entry level into the 
market is widely considered to be above $1 million 
for a free-standing dwelling, for some savvy 
buyers, there’ve been cases where properties 
have been snapped up in the sub $1 million market 
segment, if you look hard enough. If investing or 
living in a beachside property is at the forefront 
of your mind and you want to avoid the typical 
price tag attached, then Copacabana is one worth 
keeping an eye on. 

Overall, the market conditions the Central Coast 
region is currently experiencing are making 
those good buying prospects limited, however 
not impossible if the appropriate research is 
undertaken and risk carefully assessed. 

Todd Beckman 
Property Valuer

Illawarra
It’s hard to find an area in the Illawarra that can 
be deemed to be forgotten about, or that flies 
under the radar. With recent market activity being 
so strong across the board in recent months, 
there are strong sale results in all areas. But 

Gosford has always been a part of the 
conversation when talking about future potential 
growth prospects on the Central Coast. Over 
time, we have seen landmark development 
projects generate enthusiasm and hope before 
fizzling out, with the potential site left dormant 
for only obnoxious weeds to thrive on. For 
many reasons these landmark developments 
either faced public sentiment issues, funding 
or planning control hurdles that could not be 
met. Gosford however is a resilient suburb and 
proposed landmark developments continue 
to be explored. One of the latest landmark 
development projects is The Archibald, a two-
tower high rise complex, home to residential 
apartment living, a hotel, gym, bars and 
restaurants. Marketing is currently underway 
with prices starting from $573,000 according 
to online sources. One development of this 
magnitude is considered to energise the Gosford 
property market, which appears to be the driving 
force behind investor interest in the local area, 
although the ongoing supply of new units is 
considered to be a drawback and potential threat 
to future capital growth prospects. 

One of the most attractive characteristics the 
Central Coast region offers is its vast array 
of beaches. Beachside suburbs often demand 
a premium price, however some have flown 
under the radar in popularity until recent times. 
Copacabana is considered a sleepy beachside 
suburb compared to its well-known neighbour to 
the north, Avoca Beach. As the pie chart below 
demonstrates, the suburb has a large percentage 
of owner-occupiers with 23.1 per cent of 
properties offered for rental purposes. The rental 
market in Copacabana also benefits from the 
increasing appetite for short term holiday rental 
properties in the area which has further increased 

let the market dictate that but it’s a moment in 
time that is yet to be reached on the Central Coast. 
Until such time, it’s expected the momentum of the 
market will continue while we head towards the end 
of the financial year. 

Local agents have reported increasing interest 
from buyers who reside in Sydney. Gosford, 
perceived as the Central Business District of the 
Central Coast has been for many the epicentre of 
interest. Dominated by residential unit style living, 
demand for free standing dwellings seems to be 
at the top of the shopping list for many. Due to the 
lack of dwellings in Gosford, buyers have looked to 
nearby suburbs with Wyoming becoming a popular 
option. Historically, Wyoming has experienced 
socio economic issues, however this stigma 
appears to have now been engraved into its history 
with the suburb showing signs of transformation 
into a family-oriented neighbourhood with easy 
accessibility to local parks, shopping, schooling and 
only a short drive from Gosford and access to the 
M1 Motorway. The suburb is seen as an affordable 
alternative to some of its neighbours. One example 
includes a recent sale at 100 Turpentine Street 
on 12 March 2021 for $560,000. The property 
comprises a two-bedroom, two-bathroom single 
level dwelling with a single carport.

 

100 Turpentine Street, Wyoming Source: realestate.com.au 

Not Stated: 2.2%

Other: 1%

Renting: 23.1%
Owns Outright: 32.7%

Purchaser: 42.3%

Household Occupancy

Owns Outright Purchaser Renting Other Not Stated

Statistics are provided by the Australian Bureau of Statistics (ABS) 
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and Canberra as the roads and infrastructure are 
improving rapidly. Let’s take a look at some of 
the less popular and known suburbs which could 
provide more value for money than the more highly 
regarded suburbs in the Shoalhaven region.

The well-known localities in the Shoalhaven region 
such as Huskisson, Hyams Beach, Culburra Beach, 
Callala Beach and Currarong are well known and 
popular with locals and out of town buyers. These 
suburbs often come with a high price tag even at 
the entry point for these areas. There are suburbs 
nearby which are not as well known or high profile 
and often fly under the radar, however, offer good 
value for money and good potential. These suburbs 
are starting to see gentrification take place while 
also offering the same distance and proximity to 
local beaches and a similar coastal lifestyle. 

Erowal Bay is a small coastal town situated on 
the northern side of St Georges Basin. It lies 
west of Hyams Beach and east of Old Erowal Bay. 
Erowal Bay is within close proximity to Huskisson, 
Vincentia and St Georges Basin and although 
it is without the infrastructure of these larger 
suburbs it is certainly within close proximity 
while also offering the coastal lifestyle. There 
is a deep-water boat ramp in Erowal Bay and it 
is approximately six minutes to the beaches at 
Hyams Beach and approximately five minutes 
to the Vincentia market place. A Naval Parade 
property sold for $950,000 on 27 January 2021. 
This is a waterfront reserve property with a large 
four-bedroom dwelling. A recent entry price 
property on King George Street sold for $615,000 
on 9 February 2021. This is a single level two-

 

86 Lakeview Pde, Primbee in red outlie Source: realestate.com.au  

Minnamurra is the northernmost suburb in the 
Kiama LGA. It borders Kiama Downs and is located 
on the Minnamurra River. The mouth of the river is 
a popular spot for swimming, fishing and kayaking 
and Minnamurra Beach is only accessed via Killalea 
State Park or by crossing the river. Being a small 
suburb, sales in Minnamurra are limited although in 
March 2021 they included a modern three-bedroom 
duplex for $951,756 and a renovated four-bedroom 
house for $1.485 million. The most recent riverfront 
property to sell was 78 Charles Avenue for $3.1 
million in June 2020.

Chris McKenna
Region Director

Shoalhaven
The Shoalhaven property market continues to soar 
in 2021. Strong buyer demand, a limited supply of 
properties on the market and low interest rates 
have led this surge in property prices. Of note 
the south coast region is becoming a more and 
more attractive holiday destination for out-of-
town buyers from capital cities such as Sydney 

which suburbs get less attention? Some of our 
smaller suburbs that don’t get much written 
about them include Stanwell Tops, Tarrawanna, 
Primbee and Minnamurra.

Stanwell Tops sits at the top of the escarpment, 
just a couple of minutes from Helensburgh and 
more importantly, just a five minute drive from 
Stanwell Park Beach. With Stanwell Park being 
one of the Illawarra’s most desirable beaches, 
Stanwell Tops provides access to this area without 
having to pay the Stanwell Park premium. Three 
houses have sold in March and April this year for 
between $1.1 million and $1.31 million. Stanwell 
Tops offers larger block sizes and a bush setting.

Tarrawanna is a small suburb between Balgownie 
and Corrimal and includes a grocer, café and even 
a brewery. With its proximity to Wollongong CBD 
and access to local schools, the area is a favourite 
of young families. Recent sales range from an older 
three-bedroom house for $925,000 to a modern 
executive manor for $2.625 million.

Primbee is a residential area on the north-
eastern shore of Lake Illawarra. While 
Warrawong is to the north and Windang is to  
the south, there is a buffer between these 
suburbs that makes Primbee feel like it’s on 
its own. The area includes a primary school, 
the Port Kembla Golf Club and Wetherall Park, 
the home of Port Kembla FC. The majority of 
the suburb comprises circa 1960s and 1970s 
brick houses although modern infill housing is 
becoming more common, including a new three-
bedroom duplex which just sold for $730,000. 
If you’re after waterfront property, Primbee 
includes a number of houses that back directly 
onto Lake Illawarra along Lakeview Parade with 
the most recent sale being 86 Lakeview Parade 
for $801,000 in September 2020.

Properties in these suburbs come without the high price tag  
and high profile while also offering the coastal lifestyle. 
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bedroom dwelling on a 1012 square metre 
allotment. These sales mentioned would achieve a 
significantly higher sale price if positioned in the 
more high-profile suburbs mentioned. 

Another small south coast suburb which is not as 
high profile as other suburbs in the Shoalhaven 
however offers the same coastal lifestyle is 
Cudmirrah. Cudmirrah is located seven kilometres 
south of Sussex Inlet on the road to Berrara on  
the lagoon of Swan Lake. Sussex Inlet offers all  
the local amenities necessary nearby. A Swan 
Avenue property sold for $615,000 on 23 
December 2020. This is a two-bedroom, two storey 
dwelling within walking distance of local beaches 
and Cudmirrah Café. Another property sold on 
Swan Avenue for $720,000 on 22 December 
2020. This was a single storey, circa 2001, 
three-bedroom, two-bathroom modern dwelling. 
Again, these sales mentioned would achieve a 
significantly higher sale price if positioned in the 
more high-profile suburbs mentioned.

Erowal Bay and Cudmirrah are just two suburbs 
which fly under the radar and are not as popular 
and well known as other south coast suburbs in the 
Shoalhaven region. Properties in these suburbs 
come without the high price tag and high profile 
while also offering the coastal lifestyle. 

Joshua Devitt 
Director Valuer 
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It is no secret that the suburb of Fitzroy has been 
at the peak of its powers in recent times. Housing 
and rental prices have spiked, with record sales 
being seen. Currently, the median sale price for 
a three-bedroom Fitzroy house is $1.768 million 
(Corelogic). The location, liveability, services and 
amenities contribute greatly to these prices. The 
desirability of this area also creates advantages 
for nearby suburbs. Collingwood is an inner-city 
suburb that finds itself able to take advantage of 
Fitzroy’s features all within walking distance. In 
comparison, average prices are significantly lower 
with Collingwood being 17 per cent cheaper than its 
neighbouring suburb, recording a median sale price 
of $1,462,500.

One-Bed 
Unit

Two-Bed 
Unit

Two-Bed 
House

Three-
Bed 

House

Fitzroy $520,000 $815,000 $1,315,000 $1,768,000

Collingwood $456,999 $720,000 $930,000 $1,462,500

Source: realestate.com.au

House Apartment/Unit

Fitzroy $680 per week $483 per week

Collingwood $620 per week $450 per week

Source: realestate.com.au

The apartment and unit market for these 

Melbourne
Australia’s housing market recorded its fastest 
rate of appreciation in April since October 
1988, with our national housing index recording 
a 2.8 per cent rise (Corelogic, 2021). Victoria 
was the only state in which regional values 
rose at a greater pace than that of its capital 
city counterpart. Regional Victoria saw a rise 
of 2.6 per cent compared to a 2.4 per cent rise 
throughout Melbourne. These numbers fall in line 
with earlier predictions with both Westpac and 
ANZ predicting growth rates of ten to 15 per cent 
for 2021 (UrbanDeveloper, 2021).

With Government grants such as JobSeeker and 
the first home owner grants winding down, the 
market is anticipated to stabilise. As such, more 
affordable locations will come to the forefront. 
In this edition we draw on our local knowledge 
and explore areas that often fly under the radar, 
particularly with non-local buyers, but that still 
offer good potential.

Melbourne CBD & Inner City  
Throughout Melbourne CBD, there are  
many markets within markets, each with  
their own characteristics and attractions. This 
creates variation in pricing whilst providing 
potential for hidden gems that benefit from 
neighbouring suburbs.

suburbs depicts a similar story with Collingwood 
residents saving roughly $30 per week on rent. 
A contributing factor to this is likely the higher 
number of large-scale apartment complexes in 
Collingwood, creating more supply for renters 
compared to the tightly held Fitzroy.

These two recently sold properties further depict 
the difference in pricing between the suburbs.

 

Sold: 103/61 Rose Street, Fitzroy $937,000 Source: realestate.com.au 

Victoria

Throughout Melbourne CBD, there are many markets within markets, each with their own 
characteristics and attractions. This creates variation in pricing whilst providing potential for hidden 
gems that benefit from neighbouring suburbs.

Xg xg xgx xgx gx x gx xgx xgx gx gx Xg xg xgx xgx gx x gx xgx xgx gx 
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The above home at 20 Janoli Street in Mickleham 
sold on 09 April 2021 for $513,000. This home 
features three bedrooms, two bathrooms and 
a double garage on 263 square metres of land. 
This sale exhibits the value that can still be found 
around the Mickleham area compared to more 
developed suburbs in the outer north. 

South-East
The median house price in Melbourne has cracked 
the $1 million mark for the first time. In our new 
COVID normal world, purchasers are focusing 
on the lifestyle features that the area and the 
property have to offer. As one of the blue-
chip coastal regions in Melbourne, Mornington 
Peninsula has become one of the most vibrant 
markets in 2021. The latest report from CoreLogic 
shows that the Mornington Peninsula suburbs 
such as Red Hill, St Andrew Beach and Rye are the 
top three performing suburbs in the Melbourne 
region as at March 2021. This month, we are 
going to uncover one of the hidden gems in the 
Mornington Peninsula.

Tootgarook (VIC 3941) is one of the coastal suburbs 
in the Mornington Peninsula region between Rye 
and Cape Sound. Being adjacent to one of the best 
performing suburbs (Rye), Tootgarook is likely to 
benefit from the ripple effect. The median house 

Mickleham forecast projection Source: forecast.id.com.au, 2021 

Whilst amenities in Mickleham itself may be lacking 
compared to more developed suburbs in the area 
such as Craigieburn, prospective buyers are finding 
the less hefty price tag a worthwhile trade-off. 
Mickleham, while still offering basic amenities, is 
just ten minutes’ drive from Craigieburn allowing 
residents to take full advantage of the Central 
Shopping Centre. 

The median house price in Mickleham and nearby 
Donnybrook are $585,000 and $552,500 
respectively, compared to an already established 
hotspot suburb in the region, such as Craigieburn, 
which provides generally smaller houses on smaller 
lots, but commands a higher median house price of 
$605,000 (RP Data).

 

Sold: 101/35 Victoria Parade, Collingwood $670,000 Source: realestate.com.au  

Despite the extra bathroom and second bedroom, 
the two apartments are of a similar quality but 
show a $267,000 price difference. Other hidden 
gems within the inner city that are noticeably 
cheaper than their surrounding suburbs include 
Kensington, Brunswick West, Parkville and 
Abbotsford.

Inner and Outer North 
Located 36 kilometres up the Hume Highway from 
Melbourne’s CBD, Mickleham is soon predicted 
to become a highly desirable suburb in the Upper 
North region. As development continues on a 
number of estates in the area, substantial growth 
is expected to follow over the next 20 years. 
Mickleham’s current population of 14,210 is forecast 
to nearly triple to 41,360 by 2031, as are the 
number of occupied dwellings which are expected 
to jump from 4126 today to 11,506 for the same 
period (forecast.id.com.au). 

20 Janoli Street Mickleham  Source: realestate.com.au, 2021 



R
E

S
ID

E
N

T
IA

L

Month in Review
May 2021

42

regions in Melbourne. The current vacancy rate 
in the area is 0.5 per cent and the median rent is 
$385 per week, reflecting a gross rental yield of 
2.86 per cent. 

  

  

34 Truemans Road, Tootgarook Source: realestate.com.au 

The above property features three bedrooms and 
two bathrooms with proximity to the Tootgarook 
foreshore. The property is situated on an 847 
square metre allotment and features an undercover 

demand for property in the coastal region, property 
prices in Tootgarook have grown by about 14 per 
cent compared to the same period last year. The 
rental market in Tootgarook also outperforms other 

price in Rye is $854,000, up from $690,000 in 
2019 reflecting a growth rate of approximately 24 
per cent. In contrast, Tootgarook has a median 
value of $700,000, presenting plenty of scope for 
values to grow as buyers seek great value property 
in the coastal region. 

(source: realestate.com.au)

 

� Source:�SQM�Research�

Under the impact of the ripple effect and high 

� Source:�propertyvalue.com.au�

� Source:�SQM�Research�
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The property at 4 Charlottes Way, Forest Hill 
is a four-bedroom, two-bathroom and two-car 
townhouse currently listed at $1.03 million. The 
property features contemporary design and a 
spacious living and dining area leading out to a 
private alfresco.

Western Suburbs
The west covers multiple municipalities ranging 
from Essendon all the way to Bacchus Marsh. 
Throughout this large area, there is a handful of 
suburbs that often get overlooked by purchasers 
which not only have a large amount of potential but 
are also affordable. 

The first such suburb is South Kingsville, a small 
suburb consisting of 0.7 square kilometres 
(RP Data) wedged between blue chip suburbs 
Yarraville and Newport. The suburb is generally 
forgotten about or people are simply unaware of 
it simply because of its coverage area. Though 
small in size, the suburb has a lot to offer in 
terms of its amenities with shops and parkland 
within reach along with access to major arterial 
freeways. Attributes contributing to why it is not 
as desirable to potential buyers are its current 
lack of infrastructure and its size. It is also located 
near an industrial zoned area, which does have 
the potential to be rezoned into residential and 
developed into town housing and units which 
would increase supply and attract potential 
buyers to the area. 

South Kingsville is a good entry point into the 
market with this two-bedroom renovated villa 
at 80 Saltley Street, South Kingsville, selling 
for $512,000. The area’s proximity to the city, 
surrounding suburbs and development potential 
makes South Kingsville an area to look out for in 
the future. 

 

 

 

� Source:�CoreLogic�2021�

Over the past five years, Forest Hill has 
experienced a compound growth rate of 2.3 
per cent for houses and 14.4 per cent for units 
(realestate.com.au). In January 2021, CoreLogic 
reported a median house price of $980,000, 
which sits below the median for the Whitehorse 
City Municipality of $1.17 million and has remained 
relatively stable over the past 12 months. This 
may indicate that buyers can own property in one 
of Melbourne’s desirable leafy green suburbs for 
a more affordable price compared to surrounding 
suburbs and enjoy the same luxuries and 
amenities as their neighbours with only a small 
amount of sacrifice.

alfresco, detached garage and established gardens. 
The vendor sold this property for $745,000 in 
November 2020 after ten days on the market.

Inner and Outer East
In Melbourne’s eastern corridor, there are a number 
of suburbs that remain relatively under the radar 
when compared to the prestigious and well-known 
areas of Balwyn, Box Hill, Camberwell, Templestowe 
and Doncaster. An example is the suburb of Forest 
Hill, located approximately 18 kilometres east of 
Melbourne’s CBD. It spans roughly 4.1 kilometres 
and is quietly nestled between Blackburn South, 
Nunawading, Vermont and Burwood East. Forest 
Hill possesses close proximity to numerous 
prominent primary and high schools, as well as 
great access to Deakin University’s Melbourne 
Campus along the Burwood Highway.

The suburb also boasts amenities including the 
newly renovated and updated Forest Hill Chase 
Shopping Centre and Vermont South Shopping 
Centre to the south-east. There are also 12 parks 
across the Forest Hill area, covering approximately 
6.4 per cent of its total area, and close proximity to 
golf courses Morack Public and Ringwood Public, 
less than five kilometres away.

Although Forest Hill may not be a household name 
like its esteemed neighbouring suburbs, it may 
also receive less attention from buyers looking for 
areas with convenient and efficient public transport 
access, especially if travelling towards the CBD 
is essential. Buses run in the north of the suburb 
via Canterbury Road and trams in the south via 
Burwood Highway. The nearest train runs from the 
neighbouring suburb of Nunawading. Despite this, 
for buyers who are likely to often drive, the Eastlink 
freeway lies approximately 1.5 kilometres away 
allowing for efficient linkage and travel around the 
metropolitan area.

4 Charlottes Way, Forest Hill Source: realestate.com.au, 2021 
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offering affordable lots for first home owners and 
Wandana Heights, boasting larger allotments than 
those in Belmont, should continue to rise over the 
coming months. 

Across the Bellarine, the suburbs of St Leonards 
and Clifton Springs could be areas where new 
infrastructure will help drive the market in a few 
years’ time. Clifton Springs, 25 minutes from 
Geelong CBD and 10 minutes to the beaches on 
the Bellarine offers an enticing lifestyle location 
for those wanting a more relaxed way of life. St 
Leonards, while having less amenities and services 
than that of nearby Ocean Grove, offers a much 
more enticing price point. The median sale price for 
a home in St Leonards was $580,000 at the start 
of 2021, 37 per cent cheaper than Ocean Grove 
where the median sale price for the same period 
reached $800,000 (Corelogic, 2021). As Geelong’s 
population continues to grow and with Melbourne 
residents looking to escape to regional lifestyle 
areas, St Leonards could see an uptick in house 
prices when new infrastructure and services reach 
the area.

Jake Garraway
Residential Valuation Manager 

Bendigo
The under-the-radar suburbs that receive less 
attention than popular blue-chip suburbs are 
becoming few and far between in the Greater 
Bendigo Region and surrounding areas of the 
Macedon Ranges. Overall, the concept of a hidden 
gem or diamond in the rough appears to be more 
out of reach due to the strong exposure from both 
local and non-local buyers driven by low interest 
rates and economic growth. 

Housing supply within the Bendigo CBD has 
become very limited in recent months due to 
significant growth in demand for housing and 

has the suburb of East Geelong as the number one 
regional growth market over the past year as it 
recorded a 33 per cent leap to a $765,000 median 
house price (REIV, 2021). While these numbers 
are not expected to continue over the long term, 
regional markets have proven to be a popular choice 
with first home owners and lifestyle buyers. These 
factors make Geelong a desirable location offering 
many affordable and often overlooked suburbs.

The suburbs of Fyansford and Wandana Heights, 
both adjacent to the blue-chip suburbs of Highton 
and Belmont and with great access to services and 
facilities offer a great alternative for those unable 
to afford a hefty price tag. While these suburbs 
lack the prestige and period homes of the blue-chip 
areas, the location and facilities hold up. Fyansford, 

80 Saltley Street, South Kingsville Source: RP Data.com.au 

The other suburbs that fly under the radar are 
Pascoe Vale and Pascoe Vale South. The suburbs 
are situated adjacent to Strathmore and Essendon 
and are 12.5 kilometres from the CBD. They offer a 
detached older dwelling product type with plenty 
of parks and reserves for residents to enjoy. The 
medium house price in Essendon is $1.45 million 
compared to Pasco Vale’s medium house price of 
$930,000 and Pascoe Vale South’s price currently 
sitting at $1.045 million (realestate,com,au). 
Issues hindering buying prosperity include that 
they can’t shake the bridesmaid tag received from 
surrounding suburbs and lack of public transport 
restricting accessibility. While Essendon has some 
excellent primary and secondary schools, Pascoe 
Vale and Pascoe Vale South fall just short of the 
zone boundary.

Regardless, these suburbs offer buyers an 
excellent opportunity to get into the market in a 
geographically sound region without having to 
pay the premium price of its surrounding blue-
chip neighbours. 

Geelong
Home prices have risen in almost every regional 
Victorian town or suburb over the past year, and 
Geelong is leading the way. Research from REIV 

St Leonards; Recently Sold under $650,000 Source: realestate.com.au 
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competing buyers. Elmore and Goornong have 
historically received less attention from non-local 
buyers due to their proximity from Bendigo, major 
services and infrastructure, however both are 
becoming more popular with buyers as people 
adjust to the current economic climate. Home 
buyers are more willing to move further away in 
their quest for more affordable housing. Recently 
a property in Raywood sold within eight days at 
the top end of the asking price. In years gone 
by, an average selling period of six months or 
more would be considered reasonable in this less 
sought after location. 

Housing supply in the Macedon Ranges is in 
fierce demand, driven by ex-pats and Melbourne 
buyers relocating. Our sources believe that 
Macedon holds strong value for money for 
buyers compared with areas such as Lancefield, 
Romsey and Gisborne. Residential property in 
the Macedon ranges generally has a higher end 
price point, however there is value in the lower to 
medium end in these markets. 

James Watson 
Valuer
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Brisbane
What’s most revealing about the Brisbane market is 
the lack of hidden hotspots still available in the face 
of extraordinary buyer demand.

We took a straw poll of valuers working across 
our region and all said the run of rising prices and 
multiple offers showed purchasers had unearthed 
every unsung hero location we knew of.

That said, we do have some advice for those looking 
to buy well in our market.

History shows that buying good fundamentals in 
Brisbane’s market – even when prices are rising – 
is a smart move. To that end, seeking property in 
suburbs with ready access to the CBD will ensure 
plenty of ongoing demand from both tenants and 
future purchasers, regardless of the increase in 
work-from-home employment.

So, while we wouldn’t say there are hidden gem 
suburbs within a 15-kilometre radius of the CBD, 
there are a few suburbs that provide affordable 
alternatives to some of our blue-chip addresses.

For example, Paddington buyers pay a premium 
for their address – particularly those coming from 
Sydney. But look to some nearby options and see 
what’s on offer. Could you secure a property in 
Taringa which has ready access to excellent local 

Queensland
facilities plus a train station? You’re still paying 
in the $900,000s for a basic detached house but 
it’s thousands cheaper than in Auchenflower or 
Paddington for a similar property.

For example, 7 Magor Street, Taringa sold in 
January this year for $875,000. It’s a basic three-
bed, two-bath, two-car home. While the market has 
certainly improved since this purchase date, a home 
of this kind has excellent long-term potential based 
on location.

 

7 Magor Street, Taringa Source: realestate.com.au 

The same principal applies to the inner north. 
Many folks would love to live in Clayfield or 
Wavell Heights, but prices are extraordinarily 
strong at present. Perhaps a way in is to try 
Geebung or Virginia? They’re locations with 

great fundamentals that provide solid long-term 
prospects.

5 Kirkham Street, Geebung sold in April this year 
for $665,000. It has a three-bed, one-bath home 
on 620 square metres of land. The downside? It 
needs an external paint and deck seal. Inside is very 
liveable and appears to have undergone renovation.

 

5 Kirkham Street, Geebung  Source: realestate.com.au 

As we said, check out nearby suburbs and stick with 
great fundamentals. Look for functional homes 
on decent sized blocks in good positions. You can 
compromise a little on condition where some minor 
works such as painting, repair and new fitout will 
yield excellent value gains. Avoid busy road fronts 
and undesirable neighbouring uses where possible 
too. These make it tough to sell down the track 
when the market isn’t so steaming.

How about fringe suburbs beyond the 
20-kilometre radius? Again, finding an unsung 
hero hotspot at present is tough. Our tip here is 
to seek locations with upsides driven by growing 

So, while we wouldn’t say there are hidden gem suburbs within a 
15-kilometre radius of the CBD, there are a few suburbs that provide 
affordable alternatives to some of our blue-chip addresses.
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In short, there are few unsung heroes in our 
region’s hot market at present but buying relatively 
affordable property with the right fundamentals will 
serve you well in the long run.

David Notley 
Director

Gold Coast
Southern Gold Coast and Northern NSW
It seems like every corner of the Tweed Shire has 
been discovered by city buyers and in the current 
market, securing any property type is becoming 
quite difficult. However, there are still lesser-known 
hinterland areas that offer the lifestyle options 
without having to pay in excess of $1 million.

Let’s head to the town of Murwillumbah, located 
just 20 minutes’ drive west of the very well-known 
and now expensive seaside towns of Kingscliff and 
Cabarita Beach (40 minutes from Byron Bay and 25 
minutes from Coolangatta airport). 

Murwillumbah has already started the 
gentrification process with the M-Arts Precinct 
in full swing, retail shops recently filling up with 
a range of boutiques, a good foodie scene, a new 
Woolworths and even a local micro-brewery is 
being proposed. The Rail Trail is another new 
project which should commence construction very 
soon. The town offers a range of good schools from 
primary school to high school and the scenery of 
the Caldera is breathtaking. Murwillumbah is also 
one of the only areas in the Tweed Shire that offers 
an abundance of character style dwellings. The 
town is well on its way to transforming to a very 
trendy arts hub which will potentially put it firmly 
on the map.

Despite the recent increased activity in town, 
employment opportunities within Murwillumbah are 
still limited with most people having to head up to 

regarded suburbs such as Newtown and Eastern 
Heights have proved solid options in the past and 
will likely continue in this vein into the future.

If location remains a priority, but you’re hamstrung 
by budget, the best option may be to consider 
attached housing as the unsung hero. It’s a way 
for you to enjoy all the facilities, services and 
accessibility of owning in our multi-million-dollar 
suburbs without the hefty price tag.

Older, three-story walk-up unit blocks from the 
1970s, 80s and 90s are a great option – particularly 
if they include car accommodation. Often these 
units are of good size and can be easily and cheaply 
renovated to create very liveable space.

For example, 2/80 Beatrice Terrace, Ascot sold 
in May this year for $349,000. It may not be 
pretty from the outside, but inside is a renovated 
living space with two-bedroom, one-bathroom 
accommodation. The added bonus is a two-car 
tandem garage. This unit is eight properties away 
from the renowned Racecourse Road café district – 
a prime spot house buyers pay millions for.

 

2/80 Beatrice Terrace, Ascot Source: realestate.com.au  

Our top tip for unit purchasers? Do a proper check 
of the body corporate records to ensure there are 
no nasty construction defects needing repair.

popularity and infrastructure upgrades. To the 
north you will discover affordable property 
options with decent fundamentals through 
Strathpine and north of Petrie.

Heading south and Slacks Creek, Daisy Hill and 
Shailer Park will have opportunities for those 
seeking to buy but are tied to modest budget. 
Again, not unsung hero hotspots per se, but they 
have great accessibility and facilities.

31 Celandine Street, Shailer Park sold for $630,000 
in April this year. It’s a home on over 1000 
square metres of land with excellent ancillary 
improvements including a pool.

 

31 Celandine Street, Shailer Park Source: realestate.com.au 

Other options are to the west. In the past, Ipswich 
has been treated as the satellite city alternative for 
Brisbane commuters, but in recent years its cachet 
has been on the rise. There is a buzz about Ipswich 
with plenty of new development and affordable 
housing attracting residents.

If Ipswich is an option for you, then detached homes 
close to the CBD are likely to see the best capital 
gains potential. The key is to do your due diligence 
– again, fundamentals are key. Look for quieter 
locations, check the flood maps and avoid areas with 
a history of shifting soil or even mining activity. Well 
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The coastal options within Kingscliff are in a 
much higher price bracket in comparison with 
Murwillumbah. Examples of recent house sales are 
as follows: 

 ◗ 40 Cudgen Road, Kingscliff, reportedly under 
contract for $1.045 million, is a circa 1970s, 
three-bedroom, one-bathroom home which has 
been partly updated.

 ◗ 11 Kingfisher Circuit, Kingscliff sold in January 
2021 for $1.365 million. This property is a circa 
1999, four-bedroom, two-bathroom dwelling that 
has been renovated to an average standard and 
features a swimming pool. 

These two examples are not considered to be 
in the most desirable parts of Kingscliff and 
represent the cheaper end of the market for a 
fully detached house.

Future gains for Murwillumbah and the 
surrounding suburbs will come from further 
gentrification and intense general buyer demand. 
The area may seem expensive now to long time 
locals, however is still considered reasonable 
compared to the Tweed Coast and the Byron Shire 
areas.

Gold Coast Central Areas 
The central Gold Coast market is certainly 
experiencing current strong buyer activity. There 
are no sleepy hollows waiting to be discovered. 
Previously affordable suburbs within easy driving 
distance are now also experiencing strong buyer 
enquiry and price growth.

Mudgeeraba, situated on the western side of the 
Pacific Motorway, (the other side to Robina and 
Robina Town Centre) has been showing evidence 
of a significant jump in prices since the beginning 
of 2021.

If you are looking for something fully renovated 
within a five-minute drive to town, the less popular 
suburbs of Bray Park or South Murwillumbah are 
worth exploring. Recent sales include:

 ◗ 16 Park Avenue, Bray Park sold in February 
2021 for $649,000. The property is a circa 1970s, 
three-bedroom, two-bathroom dwelling which 
comes fully renovated, featuring polished timber 
floorboards throughout;

 ◗ 12 Railway Street, South Murwillumbah sold in 
March 2021 for $570,000. A circa 1918, three-
bedroom, one-bathroom updated dwelling with 
period features, the property was reportedly 
fully inundated by flood water back in March and 
April 2017.

16 Park Avenue, Bray Park Source: Core Logic  

12 Railway Street, South Source: Core Logic 

the Gold Coast or even Brisbane to work. Being the 
cheaper part of the Tweed region, the demographic 
has generally been attractive for the lower socio-
economic end of the market, however this is slowly 
changing along with a rise in house prices. 

General shopping in Murwillumbah is also quite 
limited, so buying something as simple as socks 
or underwear can mean a trip to Tweed Heads or 
for more options to some of the better shopping 
centres on the Gold Coast. Murwillumbah is a 
typical country town with all shops closed up by 
midday on Saturday and not opening their doors 
until nine on a Monday morning. And if a big night 
out is on the cards, best head up to the Gold Coast 
– you will find it hard to find a bar or restaurant 
open past ten pm in Murwillumbah. The beach is 
a 20-minute drive away, which for some people in 
the area, may be just too far away for their liking.

If the idea of living within close distance to town 
in a character dwelling appeals to you, there are 
still some opportunities close to town for under 
$700,000. However, be prepared to also budget 
for additional renovation expenses. An example 
is 6 West End Street, Murwillumbah, which sold 
in February 2021 for $666,666. The property is 
a circa 1910, small three-bedroom, one-bathroom 
character dwelling in need of some TLC, but just a 
ten minute walk into the heart of town;

 

Overlooking 6 West End Street at Murwillumbah Source: Core Logic  
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the beach, such as Mermaid Waters, Broadbeach 
Waters and Surfers Paradise. Further gentrification 
in this locality is likely to drive up prices of free-
standing dwellings through the underlying land 
value component.

Northern Gold Coast Corridor 
The Broadwater suburbs and northern suburbs 
of the Gold Coast, whilst growing in capital value, 
still show some good buying compared to the 
high growth areas of the Southern Gold Coast. 
Of particular note are the suburbs of Coombabah 
and Biggera Waters. These suburbs adjoin higher 
growth areas and provide a more affordable 
alternative where your money goes further for 
what you get. 

Coombabah is situated to the west of the 
Broadwater suburbs of Paradise Point,  
Hollywell and Runaway Bay. It is undergoing 
rejuvenation with many old homes being 
purchased and either renovated or demolished 
to make way for a new dwelling. It is positioned 
to the west of a main feeder road known as 
Pine Ridge Road and to the west of Oxley Drive 
which is an arterial road providing access to 
Hope Island in the north and Runaway Bay and 
Biggera Waters in the south. There is a local 
convenience centre situated on Hansford Road 
and there is also a state primary school and 
state high school. Purchase options include 
detached dwellings, duplex units and townhouse 
complexes. One drawback is the number of 
dwellings that are subject to a Council Flood 
Overlay. This may deter some purchasers who 
are looking to demolish and build a new dwelling. 

Examples within the suburb of Coombabah are 18 
Leonard Circuit which sold for $510,000 in March, 
and 154/125 Hansford Road which sold in February 
for $322,000:

corner allotment. The selling agent reported that it 
sold after one open home inspection, with over 50 
groups attending and after receiving multiple offers 
from interested parties.

 

38 Barrine Drive, Worongary Source: Core Logic 

Southport was one of the first settled and 
developed areas of the Gold Coast and is known 
for being the only suburb not severely impacted 
by the only large cyclone that hit the south-east 
Queensland region some decades ago. It is the 
official CBD of the Gold Coast. There are still some 
opportunities for older original dwellings (built 
circa 1950 to 1960) in the low $500,000s. Almost 
the whole of the sub-$500,000 dollar market is 
now units (townhouses, older duplexes, lowrise and 
highrise apartments).

This area has gone through significant 
redevelopment with many high-density unit 
developments coupled with townhouse complexes 
in and around the CBD precinct over the past ten 
years. Prices are still low compared to more popular 
southern beachside localities within a kilometre of 

Houses previously selling in the high $600,000s 
or maybe just over $700,000 are now achieving 
around $900,000 for renovated dwellings which 
were built circa 2000. In the more modern areas of 
Mudgeeraba, prices of $1 million plus are becoming 
readily achievable.

21 Langport Parade, Mudgeeraba is reportedly 
under contract for $892,000 to a local buyer. 
The property comprises a circa 1998, renovated, 
single storey dwelling with double garage and 
swimming pool on 658 square metres. The agent 
reported receiving multiple offers and the home 
sold in less than two weeks.

 

21 Langport Parade, Mudgeeraba Source: Crasto Properties / Realestate.com.au 

Worongary, situated just west of the Pacific 
Motorway, is experiencing similar conditions at a 
lower price point.

38 Barrine Drive, Worongary is currently under 
contract as at March 2021 for $740,600. The 
property is a well presented circa 1984 single storey 
brick dwelling on a 1165 square metre easy sloping 

The Broadwater suburbs and northern suburbs of the Gold Coast, 
whilst growing in capital value, still show some good buying 
compared to the high growth areas of the Southern Gold Coast. 
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Sunshine Coast
As if you didn’t know already, the Sunshine Coast 
residential property market is extremely buoyant. 
The supply of property appears to be at an all-time 
low and combined with strong demand has led to 
new value benchmarks being set. So, looking for 
areas that don’t hit a purchaser’s radar and may 
offer some value is becoming increasingly difficult. 
As the saying goes, “a rising tide lifts all the boats” 
and this certainly appears to be happening.

The property market is clearly very diverse. 
Properties cover a wide spectrum through the 
various sectors of units, dwellings (homes) and 
rural residential properties. What we find is that the 
market remains strongest at the more sought-after 
areas and tends to radiate out from there. That 
is to say that as values improve in one area and 
purchasers get priced out, they will typically look a 
little further afield. 

One of the big draw cards on the Sunshine Coast is 
the coastline and the magic beaches on offer. When 
we combine this with the major centres of Noosa 
Heads, Maroochydore, Mooloolaba and Caloundra, 
this occurrence can be seen as you move along the 
coast and inland from these areas. If you compare 
similar properties you can see that change in value 
levels but at the moment it is a little less clear as 
value relativities change. 

This can be seen when we go from Noosa Heads 
to Maroochydore. If we start at Sunshine Beach, 
we see values typically reduce as we move south 
through Peregian Beach until the Coolum Beach 
and Marcoola area. From here they tend to increase 
as they reach Maroochydore and Mooloolaba. 

by main roads, a state primary school, regional 
and local shopping centres and an industrial area 
along Brisbane Road. Purchase options include 
detached dwellings, units, duplex units and 
townhouse complexes.

Examples within the suburbs of Biggera Waters 
are 4/44 Brighton Street which sold in April for 
$379,000, and 14 Vaggelas Crescent which sold in 
April for $1.15 millions.

Janine Rockliff 
Director

 

\

4/44 Brighton Street, Biggera Waters  Source: Core Logic 

 

14 Vaggelas Crescent, Biggera Waters Source: Core Logic 

18 Leonardo Circuit, Coombabah Source: Core Logic 

 

154/125 Hansford Road, Coombabah  Source: Core Logic 

Biggera Waters stretches from the Broadwater 
in the east and includes the regional shopping 
centre of Harbour Town to the west. Marine 
Parade is a main feeder road that carries traffic 
in a north to south direction and connects 
Labrador in the south with Runaway Bay in 
the north. Many of the unit complexes along 
Marine Parade achieve good Broadwater views. 
The suburb also encompasses Biggera Creek 
where many waterfront older style dwellings 
are being renovated or demolished to make way 
for new dwellings. Some older style dwellings 
have a medium density residential zoning and 
are being demolished for the development of 
modern duplex units. The area is well serviced 

As the saying goes, “a rising tide lifts all the boats” and this 
certainly appears to be happening.
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with average quality highset homes providing 
three-bedroom accommodation. This product 
has historically always attracted tenants and first 
home buyers with ease and provides buyers an 
opportunity to value add by modernising fit-out or 
adding ancillary improvements such as a shed and 
has the benefit of being within a shorter commuting 
distance to the CBD as all new development is now 
focused on the northern growth corridor. 

Older areas such as Berserker are also well located 
for tenants with close proximity to major shopping 
facilities and public transport etc. Homes in this 
area are typically of the 1940 to 1960 era and there 
are many that would benefit from renovation and 
maintenance. Buyers prepared to enter the market 
at this level and complete renovations are likely 
to see a shift in the area over the long term as the 
region expands. 

One other area to watch is the expanding modern 
area of Parkhurst. The Rockhampton Ring 
Road is a major infrastructure project currently 
underway and completion (due in 2025) will 
improve accessibility between the south side of 
Rockhampton and Parkhurst. There is a sector of 
the market which this improved accessibility will 
appeal to.  

Cara Pincombe
Property Valuer

Gladstone
This is a relatively difficult topic to discuss in the 
Gladstone region at present. The market is running 
pretty hot with heightened activity across all 

Rockhampton
Being a regional area currently experiencing 
strengthening market activity and prices, it 
is difficult to definitively identify unsung hero 
hotspots. Having said that, there are small sectors 
of the market which may offer relatively good 
buying compared to other areas in the region at 
present. 

One example that comes to mind is the comparison 
of two south Rockhampton suburbs, The Range 
and Wandal. Both of these suburbs are developed 
with similarly aged dwellings, with some elevated 
sections offering hinterland views to the west or 
city views to the east and both suburbs offers 
similar proximity to all major services such as the 
Rockhampton CBD, a number of highly regarded 
schools and public and private hospitals. Wandal 
however, has a median house price over the past 
six months of $315,000 versus $395,500 for The 
Range over the same period (source: RP Data). Over 
the past 12 to 18 months, Wandal’s price ceiling has 
improved to now be in the mid $600,000s. The 
highest sales at The Range are generally around 
the mid $1 million. The current highest sale at The 
Range is $1.795 million. Therefore, whilst a number 
of characteristics of both suburbs are quite similar, 
there is a notable difference in value levels. 

Another sector of the market which may present 
relatively good buying is the older, established 
areas of north Rockhampton such as original 
areas of Frenchville and Norman Gardens. The 
older sections of these suburbs have typically 
been developed throughout the 1970s and 1980s 

Obviously, this is a general effect which is clearer 
when comparing coastal properties with their 
inland counterparts. 

10 Maldives Place, Parrearra Source: realestate.com.au 

For example, 10 Maldives Place, Parrearra sold in 
February 2021 for $910,000. A similar age and style 
property but with a swimming pool at 11 Ellington 
Street, Sippy Downs sold in February 2021 for 
$770,000. In this instance the sacrifice in value is 
approximately nine kilometres or 14 minutes travel 
time further from the coastline.

11 Ellington Street, Sippy Downs Source: realestate.com.au 

Stuart Greensill 
Director

Buyers prepared to enter the market at this level and complete 
renovations are likely to see a shift in the area over the long term 
as the region expands. 
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development along the Pioneer River and parkland 
along Binnington Esplanade. It is considered that if 
the Council’s vision comes to fruition, there will be 
an uptick in the value of properties in East Mackay 
surrounding these works. However, the big caveat 
to this is the time. There have been very limited 
works done so far and there is no timeframe given 
to when these works may happen, so it’s only 
speculative at present.

Mick Denlay
Director

Hervey Bay
Demand continues to outstrip supply for property 
on the Fraser Coast and this has been the case now 
for the past six to nine months. Interest in smaller 
seaside localities has dramatically increased with 
the absorption of most available land stock and 
some opportunistic vendors cashing in on the 
overwhelming demand. The Turtle Cove Estate in 
nearby River Heads is just one example. There has 
been an oversupply of land for at least the past 
fifteen years with nearly two hundred sites on the 
market. This estate now has minimal land for sale 
with many vacant sites which are now selling for 
over $200,000 may have previously sold in the 
low $100,000s. The small beachside community 
of Toogoom has experienced some long overdue 
capital growth with some properties achieving a 
twenty per cent increase.

The coastal areas south of Maryborough including 
Maaroom, Boonooroo, Tuan and Poona are small 
seaside fishing communities fronting the Great 
Sandy Strait and overlooking Fraser Island. Over 
the past twelve months the residential market in 
these areas has improved. The number of both 
houses and vacant blocks which have sold has 
increased and time on the market has decreased. 
Poona saw an increase of 11 per cent in the 

everything, prospective purchasers are spoiled for 
information at their fingertips on property prices, 
drawbacks for an area and good features of an area 
so it is relatively hard for an area to go unnoticed in 
this era of technology.

Bundaberg as a whole is still a great place to buy 
or invest with the price of real estate still very 
affordable across all ranges of value. 

We are seeing a record number of completed 
sales in both dwellings and vacant land. The 
government’s stimulus package has really delivered 
a boost to the local economy as now the problem is 
supply of items in the building process.

The inner city suburbs of Bundaberg such as 
Bundaberg South and Walkervale appear to be an 
ideal place to snap up a lowset timber house and 
renovate to either owner-occupy, rent or sell. Rental 
occupancy rates are also at an all-time low of under 
one per cent.

Catherine Kersnovske 
Property Valuer

Mackay
This month’s topic of unsung heroes is very difficult 
within the Mackay market, as all market sectors are 
performing extremely well, with strong demand, 
limited stock and increasing value levels. There are 
no real secrets in the Mackay market at present. 

In saying that, if we take a long-term look, large 
projects and infrastructure projects might change 
some market dynamics. These include the Mackay 
Regional Council Waterfront PDA and proposed 

suburbs. The only suburb that really springs to 
mind as an unsung hero is Boyne Island compared 
to Tannum Sands. The two suburbs adjoin each 
other and are only separated by a bridge over the 
Boyne River. Boyne Island is surrounded by the 
Boyne River and Tannum Sands is a beachside 
suburb. They both have good access to schools 
and shopping facilities, the river and beach and 
major employers (Boyne Smelter), however Tannum 
Sands has always held a premium in value over 
Boyne Island. 

Other suburbs in Gladstone that offer good buying 
for future growth are those surrounding the city, 
namely South Gladstone and West Gladstone. 
These areas have always been prime locations for 
unit development given their close proximity to the 
CBD, shopping and schools. While the market is not 
yet at a stage where new unit developments are 
feasible options, the way the market is heading, it 
shouldn’t be too long before we start to see greater 
activity in this sector. To that end, any larger lots 
of at least 1000 square metres in these suburbs 
that have a current zoning of Mixed Use or Medium 
Density Residential would represent good buying 
for future redevelopment. The current low vacancy 
rates and rising rentals would also ensure a good 
holding income until such time that the market is 
ready for redevelopment.

Regan Maye
Associate Director

Bundaberg
This month we are looking at hidden gems in the 
region. With the rise of the need for data on simply 

While the market is not yet at a stage where new unit developments 
are feasible options, the way the market is heading, it shouldn’t be 
too long before we start to see greater activity in this sector. 
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suburbs are somewhat overlooked by some buyers 
due to the age of the dwellings and proximity to the 
Port and rail corridor.

West End is located on the opposite side of Castle 
Hill to North Ward and is also within a three-
kilometre radius of the City Centre. West End 
has entry level buying for houses in the mid to 
high $200,000s but due to the mix of multi-unit 
dwellings interspersed with residential houses 
and some perceived social issues in pockets of the 
suburbs, it too is sometimes overlooked by buyers. 

As the inner city continues to transform with 
the completion of Queensland Country Bank 
Stadium, activation of new buildings, restaurants 
and walkway connectivity, along with improving 
community engagement and events, inner city 
living is likely to become more attractive.

Darren Robins
Director

median house price from 2019 to 2020. Both 
Boonooroo and Poona have had an oversupply 
of vacant land for an extended period of time. 
In Poona in 2019 there were 12 sales of vacant 
blocks with the median price being $94,500. With 
the increase in demand, in 2020 there were 32 
sales of vacant blocks with an increase of 4.8 per 
cent in the median price to $99,000. Boonooroo 
has seen the median price of $100,000 in 2019 
increase 25 per cent to $125,000 in 2020. As 
stock continues to be absorbed, it is expected 
that capital growth will continue over the short to 
medium term in these areas.

Tracy Lynd & Tracey Werder 
Property Valuer

Townsville
With the residential market continuing to gain 
momentum, the inner-city suburbs of Railway 
Estate, South Townsville and West End are 
providing some good buying opportunities at 
present.

Historically these suburbs have been bridesmaids 
to the favoured suburbs of North Ward and Belgian 
Gardens, however with these suburbs now showing 
upward price movement, these fringing bridesmaid 
suburbs are providing more opportunity. 

South Townsville is located on the opposite side 
of Ross Creek to the City Centre, whilst Railway 
Estate adjoins South Townsville and is within three 
kilometres of the City Centre. Both offer entry level 
buying for houses in the low $300,000s. Although 
they are in close proximity to the CBD, these 

Interest in smaller seaside localities has dramatically increased 
with the absorption of most available land stock and some 
opportunistic vendors cashing in on the overwhelming demand. 
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Adelaide 
The Adelaide metropolitan median house price has 
continued its strong growth in the first quarter of 
2021. March quarter data has shown a 1.5 per cent 
increase in the median sale price from December 
2020 to reach a record high of $518,000. This 
is the third quarter in a row where a new record 
high has been reached and an 8.15 per cent 
increase year on year. With the market on the rise, 
many purchasers have found themselves priced 
out of the suburbs they had their sights set on 
12 months ago. Purchasers in this predicament 
seek out alternative suburbs which fly under the 
radar due to a mixture 
of environmental 
and location factors. 
The suburbs of 
Evandale, Sefton Park, 
Novar Gardens and 
Hawthorndene each fly 
under the radar for a 
variety of reasons and 
provide alternatives 
to their better-known 
neighbouring suburbs.

Evandale is located 
approximately five 
kilometres north-east of 
the Adelaide CBD and is 
characterised by turn of the century dwellings with 
small sections of more recent infill development. 
The suburb is serviced by The Avenues Shopping 
Centre and is located only a short distance from 
both The Parade, Norwood and Walkerville Terrace 

South Australia
shopping and dining precincts. Evandale is a 
small suburb of less than half a square kilometre 
and is surrounded by the well knowm suburbs 
of Maylands, Stepney and St Peters. The suburb 
has also been well known for being mistaken for 
the more recognised eastern suburb of Erindale. 
What Evandale lacks in size and notoriety it makes 
up for in charm and character, being one of the 
last heritage suburbs heading north-east of the 
city. Evandale has a current median house price 
of $730,000 which provides a more affordable 
entry point to those aforementioned suburbs. 
Representing the market variance of Evandale and 
the surrounding suburb of Maylands are the sales 
of 17 Alexander Street, Evandale and 86 Phillis 
Street, Maylands. Both properties comprise dated 
character dwellings on approximately 850 square 
metres and had each been advertised as close 
to land value. The properties sold three weeks 
apart at $925,000 and $980,000 respectively, 
indicating a six per cent price differential. 

 

17 Alexander St, Evandale Source: realestate.com.au 

 

86 Phillis St, Maylands Source: realestate.com.au 

Sefton Park is located approximately 6.7 
kilometres north of the Adelaide CBD and is 
characterised by a mixture of heritage and post 
war housing stock on allotments of 600 to 900 
square metres. The suburb is bordered by Regency 
Road to the north which many consider to be 
the cut off to the inner ring. Additionally, Main 
North Road borders the suburb to the west and 
is considered one of Adelaide’s busiest arterial 
routes. The prevalence of post war housing 
stock in the suburb detracts from its streetscape 
in comparison to the surrounding heritage 
suburbs. Sefton Park is overshadowed by the 
well-known suburbs of Prospect, Nailsworth and 
Broadview. Sefton Park has a current median 
sale price of $610,000 which is above the Port 
Adelaide Enfield Council’s median dwelling price 
however below both the surrounding suburbs of 
Prospect and Nailsworth. Representing the market 
variance of Sefton Park and the surrounding 
suburb of Prospect are the sales of 3 Margaret 
Street, Sefton Park and 89 Bosanquet Avenue, 

 

$518,000
Adelaide median 

house price  
( up 1.5%)  

(March QTR 2021)
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22 Buttrose St, Glenelg East Source: realestate.com.au 

Hawthorndene is located approximately 12.5 
kilometres south-west of the Adelaide CBD in 
Adelaide’s foothills. The suburb was initially 
established in the early 1900s with major 
development within the suburb occurring in the 
1950s to 1980s. Hawthornede represents the 
metropolitan boundary in this location, with the 
landscape opening into hills facing directly east. 
The suburb provides residents a metropolitan 
lifestyle within arm’s length of a tree change. Given 
the foothills location, prices have been known to 
fluctuate with varying gradients within the suburb. 
Hawthorndene is overshadowed by the well-known 
surrounding suburbs of Belair and Blackwood and 
the more recently established master plan suburb 
of Craigburn Farm. These surrounding suburbs have 
median sale prices of $675,000, $660,000 and 
$830,000 respectively which are each considerably 
above Hawthorndene’s median house price of 
$570,000. Representing the market variance of 
Hawthorndene and the nearby suburb of Blackwood 
are the sales of 17 Deneland Drive, Hawthorndene 

developments’ negative connotations are 
quickly forgotten once within the suburb. The 
suburb provides quiet residential streets with 
well-presented houses. Additionally, the Glenelg 
Golf Club is located to the suburb’s northern 
boundary whilst one of Adelaide’s best known 
private schools, Immanuel College, is located 
to the southern boundary. Novar Gardens has 
a current median house price of $640,000 
which provides a more affordable entry point 
than the adjacent suburbs of Glenelg North and 
Glenelg East. Representing the market variance 
of Novar Gardens and the neighbouring suburb 
of Glenelg East are the sales of 11 Cummins 
Street, Novar Gardens and 22 Buttrose Street, 
Glenelg East. Both properties comprise dated 
1950s conventional dwellings on approximately 
750 square metres of land. The properties each 
transacted in mid to late 2020 at $635,000 and 
$830,000 respectively, indicating a 31 per cent 
price differential. 

11 Cummins St, Novar Gardens Source: realestate.com.au  

Prospect. Both properties comprise mid century 
renovated conventional dwellings disposed as 
three bedrooms and one bathroom, each set on 
allotments of approximately 730 square metres. 
The properties sold six months apart at $620,000 
and $830,000 respectively, indicating a 30 per 
cent price differential. 

 

3 Mararet St, Sefton Park Source: realestate.com.au 

=

89 Bosanquet Ave, Prospect Source: realestate.com.au  

Novar Gardens is located approximately nine 
kilometres south-west of the Adelaide CBD. The 
suburb was initially established in the 1960s with 
infill development occurring up until the mid 
1990s. The suburb is sandwiched between Anzac 
Highway, the Adelaide Airport and the North 
Plympton Industrial Precinct. The surrounding 

With the market on the rise, many purchasers have found 
themselves priced out of the suburbs they had their sights  
set on 12 months ago. 
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and 13 Bens Place, Blackwood. Both properties 
comprise partially updated 1970s split level brick 
dwellings on allotments of approximately 1,000 
square metres. The properties settled three weeks 
apart at $641,000 and $685,000 respectively, 
indicating a seven per cent price differential. 

 

17 Deneland Drive Hawthorndene Source: realestate.com.au 

 

13 Bens Place Blackwood Source: realestate.com.au 

With no foreseeable limit on the metropolitan 
market’s rise, purchasers becoming priced out 
of their dream suburbs is only going to become 
more common. These purchasers need to remind 
themselves that like Robin to Batman, each dream 
suburb has a trusty understated sidekick. 

Nick Smerdon
Property Valuer
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Perth
On the evening of 20 February 1962, thousands of 
residents across Perth rushed into their backyards 
with torches in hand and lights on around their 
houses as John Glenn, an American astronaut 
passed overhead while orbiting the Earth on the 
Friendship 7 spacecraft. This attempt to capture the 
attention of the astronaut worked and led to the 
city being nicknamed the City of Light. Not often 
does Perth make international headlines and the 
city may even slip the mind of those on the east 
coast quite often (except during debates about 
GST apportionment), but this may not necessarily 
be a bad thing! With over 147 sunny days (the 
most in the country), world renowned beaches, 
low pollution and an abundance of green spaces, 
Perth is most definitely a hidden gem in Australia 
that some would like to keep a secret. However, the 
success of Perth during the COVID-19 pandemic has 
undoubtedly caught the attention of many astute 
investors across the country who have noticed the 
tightening of the rental market and the upward 
pressure on property values. These interstate 
investors are however facing increased competition 
from the domestic market as evident with the 
number of median selling days halving from 50 
days in June 2020 to 23 days in December 2020, 
with many suburbs in the single digits.

Unquestionably, the firming market, low stocks 
levels and increase in demand have made it difficult 
to secure a bargain in Perth’s blue chip suburbs 
however that does not mean hidden gems are not 
out there! 

So where are these hidden gems within Perth? 
Well, these localities tend to be commonly dubbed 
bridemaid suburbs, that is, suburbs that offer the 
same or similar lure of the blue-chip suburbs, but at 
a discounted price. Let’s take a look and see what 
we can find!

-

XGxgxgx� Source:�xgxgxgx�

We start our hunt in St James. Located some 
seven kilometres south-east of the Perth CBD, 
the suburb comprises predominantly older style 
asbestos or brick residences interspersed with 

more recent single residential and low-density 
unit developments. St James borders East 
Victoria Park, which also includes a mixture of 
developments from older, weatherboard dwellings, 
renovated character homes and low-density 
unit developments. Though these two suburbs 
border one another, the median house price of 
East Victoria Park is currently $655,000 while 
the median house price of St James is $530,000. 
A noticeable difference! The appeal of East 
Victoria Park is its proximity to the vibrant and 
cosmopolitan area of Victoria Park, known for its 
bars, cafes and restaurants along Albany Highway. 
However, St James lies only four kilometres 
from Victoria Park! St James does feature some 
issues associated with a higher percentage of 
social housing, however the suburb is undergoing 
gentrification and is becoming quite desirable.

Very similar products appear on offer at St. 
James and East Victoria Park, so we can see how 
prices differ.

Take for example this property on Boundary 
Road, St. James which sold for $550,000 in 
February 2021. The property consists of a circa 
1952 built dwelling offering three bedrooms, one 
bathroom and one car detached garage with a 
living area or 121 square metres and land area of 
582 square metres. 

Western Australia

Unquestionably, the firming market, low stocks levels and increase in demand have made it  
difficult to secure a bargain in Perth’s blue chip suburbs however that does not mean hidden  
gems are not out there! 
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Now, in comparison, this property on the very 
fittingly named Money Road, Melville is currently 
under contract for $800,000 and consists of a 
circa 1948 built dwelling with two bedrooms, one 
bathroom and two-car detached carport. The 
dwelling has been renovated internally and has a 
living area of 131 square metres and land area of 
445 square metres. 

 

39 Money Road, Melville Source: RP Data 

Whilst there are land area and living area 
differences, the overall difference in the sale price 
is quite extreme and reflects the difference in value 
levels between the suburbs. The reduction of social 
housing in the locality and the prospective 
gentrification of the suburb makes Willagee one to 
watch in the future.

Moving to the north now and Mitchell Freeway 
and Marmion Avenue have always acted as an 
arbitrary dividing line between the sought after 
coastal suburbs and those on the other side. 
The differences between the suburbs bordering 
Marmion Avenue and Mitchell Freeway on the 
west and their neighbors to the east could not  
be more distinguishable, as illustrated in the  
table below. 

to more recent single residential and low density 
unit development. Historically, Willagee was home 
to a high percentage of state housing and whilst 
there are some pockets still in existence in the 
suburb today, these largely have been phased 
out and as a result the suburb is starting to be 
become a more desirable location. A massive 
draw card of the suburb is its location, bordering 
the blue-chip suburb Melville to the north. 
Willagee has a median house price of $525,000 
while its affluent neighbour has a median house 
price of $842,500! This is a massive difference 
when noting that the two suburbs are only 
separated by one road with both having good 
access to Stock Road, Leach Highway, the city, 
Swan River, beaches and Fremantle.

A key example of this is the difference between 
renovated character dwellings in Melville 
compared with those in Willagee. For example, 
take this property on Archibald Street, Willagee 
which sold for $460,000 in November 2020 – a 
circa 1952 built dwelling with three bedrooms, 
one bathroom and two-car detached carport. The 
dwelling has been renovated internally. The living 
area is 96 square metres and land area is 286 
square metres. 

 

21 Archibald Street, Willagee Source: RP Data  

 

26 Boundary Road, St James Source: RP Data 

This property appears to be a great buy when  
we note the sale of this site on Langler Street, 
East Victoria Park, just 1.4 kilometres away for 
$1.06 million in February 2021. The property 
comprises a circa 1948 built dwelling with three 
bedrooms, two bathrooms, living area of 182 
square metres and land area of 577 square 
metres. Whilst the dwelling has undergone a small 
extension and renovation, the disparity in price is 
something to behold! 

- 

15 Langler Street, East Victoria  Source: RP Data 

Next on our list is the suburb of Willagee. Located 
15 kilometres south-south-west of the Perth 
CBD, the suburb comprises a broad mixture of 
properties ranging from older style residences 
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opportunities out there. Don’t be fooled into 
following the crowds – do your own research 
and work out which locality offers the best 
opportunities to suit your needs, but also check out 
the suburbs close by!

Chris Hinchliffe
Director

32 Bracadale Avenue, Duncraig Source: RP Data 

Now looking at the lower end of the Sorrento 
market, this property on Templetonia Avenue, 
Sorrento sold for $785,000 in December 2020. 
It comprises a circa 1973 built dwelling with three 
bedrooms and one bathroom. 

Both of these lower end products present in similar 
condition and attract a similar buyer profile, but 
there is a significant difference in values. This 
further indicates the potential for a suburb such  
as Duncraig. 

22 Templetonia Avenue, Sorrento Source: RP Data 

Overall, each suburb and each market segment 
within the Perth marketplace is moving. No 
doubt the Perth property market will continue 
to shine brightly, but there are plenty of bargain 

On average, there is a $230,000 difference 
between the neighboring suburbs on the west and 
east of Marmion Avenue! These suburbs often 
share the same amenities and transportation 
links, though the suburbs to the west of Marmion 
are seaside. Having a difference of more than 
$200,000 may indicate that the suburbs to the 
east may not get as much attention as they should. 

Duncraig, which is approximately 15 kilometres 
north-west of the CBD is one of these bridesmaid 
suburbs as shown above. The suburb is 
characterised in the main by a mix of single and 
two storey dwellings varying in overall size, age and 
quality of finish. Notably, the suburb has moderate 
community services and facilities including 
local shopping centres, schools and recreational 
reserves. These facilities are also common in its 
westerly neighbour Sorrento. The lower end of the 
Duncraig market segment will be an interesting 
segment to watch, especially for the astute 
property flipper. 

Take for example this property on Bracadale 
Avenue, Duncraig which sold in December 2020  
for $595,000. The property comprises a circa  
1979 built dwelling with three bedrooms, one 
bathroom and one-car detached carport with a 
living area of 113 square metres and land area of 
720 square metres.
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Darwin
Like other capital cities, the Darwin residential 
market has seen a strong recovery from the first 
half of 2020 when we saw COVID-19 decrease 
the already low levels of owner and investor 
confidence. Buyer sentiment amongst locals is 
strong with increased sale volumes and pricing 
picking up throughout the greater Darwin region. 
We have seen some suburbs outperform others 
which will be explored in further detail below as 
we analyse the areas prospective investors should 
pay close attention to. Without doubt, demand is 
being driven by owner-occupiers, including first 
homeowners and those upgrading. 

In a smaller city like Darwin that is heavily reliant 
on large projects, it can be particularly useful to 
establish a timeframe in which one holds onto 
a property. This is because capital growth on 
residential properties fluctuates depending on 
what opportunities a location can provide. There 
are several projects in the medium to long term 
such as the $200 million CBD revitalisation project, 
the new Charles Darwin University campus, $400 
million ship lift facility at East Arm, gas exploration 
by Santos in the Barossa offshore gasfield equating 
to an estimated $4.7 billion as well as exploration 
within the Beetaloo Basin and the long term $20 
billion sun cable that will run from Tenant Creek 

to Singapore to supply 20 per cent of Singapore’s 
electricity. Projects of this scale would likely see 
areas of Darwin change significantly, whether it be 
purely due to an increase in workers and population 
looking for housing, or more specifically due to the 
infrastructure itself changing the area. 

An area which often flies under the radar which not 
only has a central location but will likely see large 
scale development in the medium to long term is 
The Gardens. This inner-city suburb has only a small 
residential component as the majority of its area 
holds great amenities such as a golf course, casino, 
schools and of course the botanic gardens. With the 
proposed master planned community Parklands 
development on Blake Street on hold as planning 
and public opinions on the matter are gathered, we 
could see revitalisation of the development site. 
This is currently a fenced off area, which would, if 
planned properly more than likely also enhance the 
surrounding area. Whether Parklands gets the go 
ahead or not, it is only a matter of time before this 
site which is not currently serving the public’s best 
interests is fully utilised. 

The lesser-known suburb of Ludmilla is usually 
associated with the adjacent, more recognised 
suburbs of Parap and Fannie Bay. Although all three 
suburbs offer great access to the CBD and northern 
suburbs, it is Ludmilla that offers the most value 

Northern Territory

for buyers and investors. For instance, a three-
bedroom, one-bathroom house at 34 Philip Street, 
Fannie Bay recently sold at auction for $775,000, 
whereas the superior four-bedroom, two-bathroom 
house at 60 Nemarluk Drive, Ludmilla sold for just 
$610,000 (source: realestate.com,au). This is not 
without reason. Of course, Fannie Bay, being not 
only a very scenic location but having amenities 
such as access to parks, shops, restaurants and 
cafes, is a superior location to Ludmilla. However, 
for a central location such as Ludmilla that is so well 
connected, it is only a matter of time before we see 
future infrastructure greatly enhance the suburb 
as well as general gentrification of the residential 
dwellings already there.

In a smaller city like Darwin that is heavily reliant on large projects, it can be particularly useful to 
establish a timeframe in which one holds onto a property. This is because capital growth on residential 
properties fluctuates depending on what opportunities a location can provide. 

Proposed Parklands development on Blake Street overlooking the golf course 
and botanical gardens Source: NT News 
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suburbs offering excellent value at present (source: 
realestate.com.au). However, with other northern 
suburbs becoming unaffordable for many, Malak 
and Karama may lose their entry level status in 
years to come.

For investors considering a long-term investment 
in residential property, it is the older suburbs 
yet to see the influx of affluent residents their 
neighbouring suburbs have seen that offer some 
exciting investment opportunities. 

With large scale projects predicted to drive the 
economy and demand for housing in the future, we 
would expect investment in these well-connected 
suburbs to come about before too long and would 
encourage investors and owner-occupiers alike to 
monitor them closely. 

Jeremy Callan
Property Valuer

Venturing into the northern suburbs, still only 15 
minutes from Darwin CBD are Malak and Karama. 
Both suburbs were developed in the early 1980s 
after Cyclone Tracy and offer large 800 square 
metre blocks that are well connected with public 
transport and other amenities that owner-occupiers 
and investors look for. With plenty of schools and 
parks in close proximity as well as Darwin’s main 
sporting complex (AFL, soccer, rugby league, 
netball and basketball), shopping facilities and 
the airport all within a five-minute drive, you 
can still get an entry level three-bedroom house 
for under $400,000. 17 Karama Crescent (sold 
for $400,000 in late December 2020) with its 
established gardens is a prime example of these 

34 Philip Street, Fannie Bay recently sold for $775,000 Source: realestate.com.au 17 Karama Crescent, Karama recently sold for $400,000 Source: realestate.com.au 

60 Nemarluk Drive, Ludmilla sold for just $610,000 Source: realestate.com.au 
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Canberra
The record-breaking sales in 12 of Canberra’s 
suburbs in recent months has left people pondering 
the option of buying into the market somewhere 
more affordable. Not all suburbs are equal however 
some are often adjoining or opposite the more 
expensive enclaves and offer all the benefits 
without the high price and expensive rates. So as 
people contemplate their options given the choices 
available and their specific needs and wants in 
a property, sometimes buying in a less popular 
hidden gem of a suburb can be advantageous. Let’s 
have a look at some of the lesser-known options 
available in Canberra. 

On the northside Cook, Macquarie and Hawker 
command good prices and are more expensive 
than Bruce, Page and Scullin, however Bruce 
and Page are extremely close to Belconnen with 
some large blocks for both owner-occupation and 
redevelopment. They’re within walking distance of 
the Westfield shops and town centre, commercial 
offices and Lake Ginninderra. A three-bedroom, 

one-bathroom, two garage home in Carron Street, 
Page recently sold for $680,000. 

 ◗ 29 Braines Street, Page sold for $815,000 (four 
bedrooms, one bathroom, two garages).

Scullin and Latham are also located nearby. Whilst 
not quite walking distance to the town centre they 
are a short drive and close to the Florey shops and 
affordable. A number of knock down rebuilds have 
popped up in the past 12 months and other recently 
renovated dwellings that are pleasing to purchasers 
have been snapped up by the market. These 
suburbs have a number of ex-government dwelling 
properties that could be renovated or replaced 
on good sized allotments. There are surrounding 
schools, public transport and community facilities 
nearby. They don’t have the higher price points 
of Aranda, Macquarie, Weetangera and consist 
of slightly smaller allotments, but offer location, 
access and affordability. 

 ◗ 4 Chubb Street, Latham sold for $672,000 
(three bedrooms, one bathroom, one car garage).

North Lynham is also flying under the radar being 
the lesser known adjoining suburb to the more 
expensive Lyneham and O’Connor. This is a very 
quiet suburb with some very nice dwellings. There’s 
a local shopping centre and schools and community 
facilities nearby. It’s close to the Kaleen shops, 
Belconnen and the Canberra CBD. Listings can be 
scarce in this location so you need to monitor the 
market closely. 

On the south side, Gowrie is just starting to see 
some action with sales in the $700,000s. The 
attention is usually on Pearce, Torrens, Farrer 
and Issacs however these are more expensive 
locations. The suburb of Swinger Hill is extremely 
close to Woden and Mawson. It is a suburb that 
doesn’t draw much attention however it’s in a 
central location. The difficulty in this location is 
finding a freestanding dwelling as townhouses are 
predominant but some do have separate titles. 

 ◗ 22 Terry Close, Swinger Hill Sold for $768,500 
(three bedrooms, two bathrooms, garage).

Month in Review
May 2021Australian Capital Territory

29 Braines Street, Page Source: realestate.com.au 4 Chubb Street, Latham Source: realestate.com.au 22 Terry Close, Swinger Hill Source: realestate.com.au 
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and more appealing as they don’t command the 
blue-chip price of the inner south and parts of 
the inner north, yet are located very close by and 
often provide access to the general facilities and 
amenities of the overall location. 

Sandra Howells
Property Valuer

Chifley and Lyons are also quite central, being 
close to Curtain, Hughes and Woden town centre, 
Westfield shops and the proposed light rail 
extension. The suburbs offer good facilities, local 
shops and community infrastructure. Lyons has 
seen sales for three-bedroom properties from 
$800,000 upwards. 

7 Macfarland Crescent, Chifley sold for $1.84 million 
(four bedrooms, three bathrooms, three garages). 

Whilst not the cheapest suburbs in Canberra these 
locations provide good access to schools and public 
transport and are a short walk to the local shops. 
The majority have local parks and established 
greenery. Although many of the dwellings are of an 
older style compared to the newer suburbs, there 
have been some fantastic renovations of older 
homes that rival a new project construction. 

As the population grows in future years and the 
spread of Canberra is limited by its natural borders, 
suburbs such as those mentioned will be more 

7 Macfarland Crescent, Chifley Source: realestate.com.au 

As the population grows in future years and the spread of 
Canberra is limited by its natural borders, suburbs such as those 
mentioned will be more and more appealing.
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Hobart
In this month’s instalment of the Month In Review 
we were tasked with identifying Hobart and 
surrounding suburbs that may be flying under the 
investment radar. Simply put, anything with a roof 
over the top over it, that is habitable and rentable, 
is hot property right now. 

Investors are already heading to the outer suburbs 
for slightly lower purchase prices and good rental 
returns. More often than not, expect to pay at 
least ten per cent over the asking price. Almost all 
marketing campaigns are “offers over $XXXXX” 
with the result always favouring the vendors.

Conversations with leading rental managers 
indicate that rental values are starting to level out 
due to affordability issues, but the demand is still 
there with high levels of inspections taking place.

Outlying suburbs for reasonable returns such as 
Midway Point, Sorrell and areas around Claremont 
may prove fruitful but always research the market 
prior to making an offer.

In short, the market is still very active with 
interstate and local owner-occupiers chomping 
at the bit to get a piece of the action in The Apple 
Isle for the sea or tree change. It is often reported 
that interstate purchasers are buying now with the 
intention of moving to Hobart in the foreseeable 

future with cash in their back pockets after selling 
their mainland dwellings for a hefty profit and 
working from home where allowable. It’s not rocket 
science, is it?

As always, seek independent advice prior to making 
a decision regarding investing in this piece of 
paradise called Tasmania.

Mark Davies 
Property Valuer

Tasmania

Investors are already heading to the outer suburbs for slightly 
lower purchase prices and good rental returns. More often than 
not, expect to pay at least ten per cent over the asking price. 

Midway Point Source: realestate.com.au 
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Overview
The rural property sector is a broad church in terms 
of geography and type. As such, it’s a challenging 
sector to monitor without expert advice. 

This month, along with our usual wrap of primary 
production markets, our specialists identify 
opportunities for buyers in rural property 
investment.

Central NSW
The rural market continues to show a high level of 
activity.

We have seen a growing body of sales in central 
New South Wales in the past several months. Most 
would indicate the market is maintaining that 
upward movement we have been seeing, though 
some sale results appear more restrained than 
what we have been used to seeing.

We note several sales in the Cabonne / Wellington 
area: 

 ◗ Sunset, Bournewood (465.3 hectares) which sold 
for $3.2 million in March and indicates an overall 
including buildings rate of approximately $6,877 
per hectare, with most of the property being 
arable; 

 ◗ Sale of the nearby 937.1 hectare Old Yullundry at 
Yullundry which sold for $4 million in February 
to show $4,268 per hectare including buildings. 
The property has a mix of arable country, native 
grazing and denser timbered area. 

Both sales indicate the strength in the market of 
their local areas.

Craig Johnstone
Property valuer

Southern NSW
The strengthening rural land values evident 
over the past 12 months in southern New South 
Wales have translated to smaller acreage sales 
where buyers have been firmly competing in 
public marketing campaigns. Traditionally smaller 
acreages have always been popular amongst rural 
lifestyle purchasers if within close proximity to 
larger urban centres and if they have a house or 
building approval. However, in recent months we 
have seen properties situated further out amongst 
larger mixed farming properties transact at rates 
per hectare comparable to better located smaller 
rural residential holdings. 

Two recent sales at Burrumbuttock (30 kilometres 
north-west of Albury) and Walla Walla (35 
kilometres north of Albury) have achieved rates 
excluding buildings of $14,625 per hectare and 
$16,050 per hectare. The properties were 80 
hectares and 85.32 hectares respectively which 
falls under the minimum lot size for a dwelling. 
This and their relative distance from a major 
centre precluded them from qualifying for the 
traditional rural residential market, however 
local farming operators competed to secure 
the additional land despite it not joining their 
existing operations. The per hectare rates are 
above traditional prices paid in these areas 
and demonstrate that the current interest rate 
environment, outlook for commodities generally 
and good past season in 2020 has motivated 
landholders to keep investing in farming land 
regardless of size. 

Speaking with farming operators on a daily basis, 
the overwhelming sense you get at present is 
optimism and a willingness to compete for well-
located productive country. They are conscious of 
their improving balance sheets and the low cost of 
money and have an appetite to leverage into new 
country if it is available. They do however express 
concern at the rising values and what impact a 
move in interest rates would cause. 

Andrew Garnsey
Property valuer

NSW North Coast
Wet conditions have prevailed on the New South 
Wales north coast since the start of January 
with rainfall recorded in the general range of 
700 to 1000 millimetres. The real estate market 
generally has been exceptionally strong. The 
impact of the COVID-19 pandemic appears to have 
attracted many purchasers to this region from 
metropolitan locations.

Macadamia farms continue to be popular. These 
farms typically have a strong underlying rural 
residential component in pleasant lifestyle 
locations. The rural residential market has 
experienced extraordinarily strong growth in 
the past six months. Good quality macadamia 
farm sales indicate values of over $100,000 per 
hectare of mature orchard excluding structural 
improvements. The 2021 harvest is underway, as 
weather permits, and the delivery price is down to 
approximately $5 per kilogram from the peak in 
2019 and 2020 of approximately $6 per kilogram 
at 33 per cent kernel recovery and 10 per cent 

Speaking with farming operators on a daily basis, the 
overwhelming sense you get at present is optimism and a 
willingness to compete for well-located productive country. 
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1. Miranda Downs – Large scale, good quality 
breeding property on the Gilbert River in the 
Gulf of Carpentaria;

2. Strathpark – Forest breeding property located 
near Richmond and very close to the Mitchell 
grass downs;

3. Miranie – Good quality Stamford Mitchell grass 
downs property.

4. Sandalwood – Well improved Stamford/
Corfield Mitchell grass downs property.

5. A couple of quieter listings in the Hughenden 
area, one of which is a good quality Flinders 
River property. 

6. Another quiet listing of a desert uplands 
block near Prairie.

7. Timaru - Torrens Creek breeding property.

8. Bellevue Aggregation – Large area breeding 
aggregation near Chillagoe.

9. Curraghmore – Good scale breeding property 
just up the bitumen road from Mareeba and 
Port Douglas.

10. Kutchera – Good scale Georgetown breeding 
property.

It appears that not all vendors are trying to 
squeeze every dollar out of the purchasers and 
strike it rich. There are two quiet contracts in  
the market at present. These reflect similar  
range value rates as last year. It is interesting  
that some vendor expectations are similar to last 
year as well.

Some asking prices are seeking to achieve growth 
on last year’s values. 

Activity is not just in the grazing sector; we are 
noticing strong enquiry from southern farmers 

location and significant areas of non-arable light 
to medium timbered country. Soil types were soft 
fine granites. Generally values in the more sought 
after southern New England area for well located 
quality grazing properties are in the range of $750 
to $850 per DSE or $11,250 to $12,750 per cow area 
ex improvements.

Two other sales in the $9 million to $15 million 
section of the market in the Glen Innes area are 
currently close to settlement. One grazing property 
aggregation in the Dundee area that successfully 
auctioned but is yet to settle reflects similar to 
higher values per DSE or cow area compared to the 
Emmaville aggregation. 

These three property sales reflect an increasingly 
common trend of primary producers aggregating 
adjoining or close by properties over a period of 
years with the eventual aim (for some) of selling to 
a corporate buyer for a premium. This may or may 
not be the case as most publicly listed corporate 
buyers look at property now starting at around $15 
to $20 million. 

Angus Ross 
Property Valuer & Rural Director

North and North West Queensland
The 2021 rural property marketing period is well 
and truly underway with agents reporting strong 
enquiry for inspections across all ranges of rural 
property in north and north-west Queensland.

At the moment, we are following the marketing 
progression of ten (and a couple of those who are 
flying under the radar) cattle grazing assets:

moisture. This does not appear to be adversely 
affecting prospective purchasers at this point as 
there is a shortage of listings of properties for 
sale and apparent continued strong demand. A 
large (for this region) avocado orchard with a 
planted area of 75 hectares is being sold under an 
expressions of interest campaign which has now 
closed. Strong interest has been reported for this 
sought-after property type. Extraordinarily strong 
cattle prices continue and underpin the strong 
demand for cattle properties. 

Paul O’Keeffe
Property valuer

New England
The rural property market in New England has 
continued to show firm demand from buyers across 
all price categories for well-located quality grazing 
property. Values are continuing to rise steadily and 
are up approximately 10 to 20 per cent on average 
over the past 12 months depending on price 
category, description and location. 

There has been some significant sale activity in 
the Glen Innes area in recent months in the $9 
million to $15 million section of the market with 
Queensland buyers again active. A Queensland 
agribusiness company purchased an aggregation of 
three grazing properties with some smaller areas 
of cropping in the Emmaville area close to Rangers 
Valley Feedlot. Analysis of the sale shows $5943 
per hectare including improvements, or $734 per 
DSE or $10,990 per cow area ex improvements 
which is considered market value. The lower 
end range of values reflected the aggregation’s 

Values are continuing to rise steadily and are up approximately  
10 to 20 per cent on average over the past 12 months depending 
on price category, description and location. 
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There are some substantial properties scheduled 
for auction over the next six weeks and interest 
from the local grazing family sector is very high. We 
are also aware of several off-market transactions 
which are likely to set new levels when completed.

Will McLay 
Director

Darling Downs
The market continues to strengthen, assisted by 
good rainfalls across the region in late March. Good 
falls in the Upper Condamine, Maranoa and lower 
Border Rivers have seen inflows into the region’s 
dams, river and creek systems which have also 
created significant water harvesting opportunities 
for irrigators. The Stanthorpe township significantly 
benefited with the 2065 megalitre Storm King 
dam filling in a single rainfall event. Previously the 
township’s water supply was provided through local 
and state government funding of trucking water 
from Connolly Dam near Warwick. We are fielding 
a number of phone calls from local Granite Belt 
growers enquiring about how the improvement 
in the season and water availability will impact 
values. There is no doubt that the improvement this 
season and farm dam storages now being filled will 
improve market confidence, however the impact 

hectares (mainly improved pasture grazing) and 
this was the highest number of sales over the past 
ten years (see graph below).

 

� Source:�Property�Data�Solutions�Pty�Ltd�2021�(pricefinder.com.au)�

The median price trend showed a falling trend 
however this was skewed by a number of high sales 
between 2016 and 2018. 

Danny Glasson
Director

Central Queensland
Rural property markets throughout Central 
Queensland have continued to firm over the past 
12-month period as a result of easing interest rates 
and record cattle prices. Owner-occupiers remain 
the dominant buyer group and there has been an 
apparent reduction in interest from corporates, 
most likely due to yi eld compression making 
investment return hurdles difficult to meet. Recent 
auctions for all classes of property have been well 
contested at values from $1 million to in excess of 
$30 million.

The recent sale of Currawong (1,350 hectares) 
at Baralaba for $6.05 million was well contested 
at auction and resulted in a beast area rate of 
$12,500 per adult equivalent based on reported 
carrying capacity.

looking towards the Burdekin for irrigation. Many 
of these are horticulturalists who are being bought 
out from their home farms down south and are 
moving to the Burdekin. The soils may not be as 
good, however the water is better and cheaper!

Roger Hill
Director

Far North Queensland
Horticulture in the Mareeba Dimbulah 
Irrigation Area
Horticultural sales activity in the Mareeba 
Dimbulah irrigation area has slowed in recent 
years after a run of high value property sales 
from 2016 through to 2018. A recent contract 
on a mixed avocado and lime farm at Mutchilba, 
west of Mareeba, has returned some activity 
to the market. The property was developed to 
approximately 3200 Shepard variety avocado 
trees between four and ten years old over 18.90 
hectares and 920 Tahitian lime trees between 
four and ten years old over 4.6 hectares. 
A further 9.77 hectares comprises cleared 
arable suitable for future tree plantings. Water 
entitlements comprise three water allocations for 
a total of 127 megalitres.

Structural improvements include a four-bedroom 
residence, two-bedroom worker’s quarters, large 
modern packing shed, old tobacco barn complex 
and machinery. The property is currently under 
contract on a going concern basis for $2.3 million 
and analysed to $485 per tree or $62,461 per 
developed hectare improved inclusive of water. The 
achieved sale shows a reduction in values from the 
market peak in 2016 to 2018.

Atherton Tablelands Rural 
2020 was a record year for rural property sales on 
the Atherton Tablelands. There were approximately 
70 sales of rural properties between 40 and 500 Beardmore Dam Source: HTW 
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and the potential drivers of their bidding decision 
combined with the recent water trades, it will be 
interesting to see whether these benchmarks 
will form the basis at a grass roots level or will be 
one-off results given the value growth from recent 
historic levels. 

The western grazing market also continues to 
reflect a strengthening market with a number 
of sales occurring through various marketing 
strategies. Some recent sales include:

 ◗ Dalkeith, St George, a 15,408.75 hectare holding 
selling for $19.5 million WIWO in December;

 ◗ Lorne, Mt Abundance, a 3,484 hectare holding 
selling at auction in April for $8.42 million;

 ◗ Zephyr, Cecil Plains, a 122.3 hectare holding 
with a 93 megalitre groundwater entitlement 
selling for $2.75 million ($22,486 per hectare).

Stephen Cameron
Property Valuer

dryland farming and balance grazing. The holding is 
very well improved with multiple residences, large 
agriculture sheds and about 10,000 tonnes of bulk 
grain storage. The pending sale is considered to 
have set a new value level for the locality. 

In addition, the recent water auction of four water 
allocations within the Barwon Zone occurred in 
March. The water entitlements were originally 
offered for sale as part of the property Garrawilla, 
a 1727.58 hectare holding near Mungindi. It was 
the vendor’s decision to offer the entitlements 
separately to the land given the level of buyer 
enquiry and as part of the overall marketing 
strategy of the property. The licences were 
subsequently purchased by three separate local 
irrigators at auction with a weighted unit price 
of $4854 per megalitre. This demonstrates the 
continued strong demand for water security 
reflecting exceptional value levels. Between the 
pending sale of South Callandoon and with the 
knowledge of who the successful purchaser was 

of the extended drought will likely have taken a toll 
on the financial positions of many local growers. 
The current season will definitely set up conditions 
for recovery, however it’s unlikely to be the 
golden goose to appear overnight. Alternatively, 
some horticulture growers may see the Granite 
Belt as an opportunity to invest at current levels 
given that the Emu Swamp Dam (Granite Belt 
Irrigation Project) has received approval and once 
constructed will provide additional water security 
for local irrigators. 

A pending sale of South Callandoon to the south 
of Goondiwindi at circa $100 million (circa $8200 
per hectare) has been reported. The holding is 
12,168 hectares freehold aggregation with various 
water entitlements in Queensland and New South 
Wales from the Macintyre River and Callandoon 
Creek. It has been developed with about 1,060 
hectares of bankless irrigation, 685 hectares under 
lateral supported by five ringtanks of circa 17,500 
megalitres in capacity, plus circa 4,450 hectares of 

We are fielding a number of phone calls from local Granite Belt 
growers enquiring about how the improvement in the season and 
water availability will impact values. 

Darling Downs Feedlot Source: HTW Warrego River (Cunnamulla) 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 Severe shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

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

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

Trend in New House Construction Steady Declining Declining 
significantly 

Declining Declining 
significantly 

Declining 
significantly 

Declining Declining 

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

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 Almost always Occasionally Occasionally 

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

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Over-supply of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

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

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

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

Steady Declining 

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

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Frequently Almost never Occasionally Occasionally Occasionally Almost always Almost never Occasionally 

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

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Large over-supply 
of available 
property relative to 
demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Large over-supply 
of available 
property relative to 
demand 

Balanced market 

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

Rental Rate Trend Declining Declining Declining Stable Declining Declining Stable Stable 

Volume of Property Sales  Declining Declining 
significantly 

Steady Steady Declining 
significantly 

Steady Steady Steady 

Stage of Property Cycle Starting to decline Starting to decline Approaching 
bottom of market 

Start of recovery Bottom of market Bottom of market Bottom of market Start of recovery 

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

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

Significant Significant Large Significant Large Significant Large Large 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Month in Review | May 2021Queensland Property Market Indicators – Houses 
Factor Cairns Townsville Whitsunday Mackay Rockhampton Emerald Gladstone Bundaberg Hervey Bay Sunshine 

Coast Brisbane Ipswich Gold 
Coast Toowoomba 

Rental Vacancy 
Situation 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property relative 
to demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative 
to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Rental Vacancy 
Trend 

Steady Tightening Tightening Tightening Tightening Steady Tightening Tightening Tightening Tightening 
sharply 

Tightening 
sharply 

Tightening Tightenin
g sharply 

Tightening 
sharply 

Demand for New 
Houses 

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

Very strong Very 
strong 

Very strong 

Trend in New 
House Construction 

Declining Steady Declining Declining Declining Declining Declining Declining Declining 
significantly 

Declining 
significantly 

Declining 
significant-
ly 

Declining 
significantly 

Declining Declining 
significantly 

Volume of House 
Sales  

Increasing Increasing Increasing Increasing Increasing Increasing Increasing Increasing 
strongly 

Increasing 
strongly 

Increasing Increasing 
strongly 

Increasing 
strongly 

Increasin
g 

Increasing 

Stage of Property 
Cycle 

Rising 
market 

Rising 
market 

Rising market Rising market Rising market Rising market Rising 
market 

Start of 
recovery 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale 
Value 

Occasionally Almost 
never 

Occasionally Occasionally Occasionally Occasionally Occasionally Almost 
never 

Occasionally Occasionally Occasion-
ally 

Occasionally Occasio
nally 

Very 
frequently 

 
Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Month in Review | May 2021Country New South Wales Property Market Indicators – Houses 

Factor Albury Bathurst Wodonga Dubbo Tamworth Illawarra 

Rental Vacancy Situation Shortage of available property 
relative to demand 

Balanced market Shortage of available property 
relative to demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Tightening Steady Tightening Steady Steady Steady 

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

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

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

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

0 Almost never Occasionally Very frequently Occasionally Frequently 

 
Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Month in Review | May 2021
East Coast New South Wales Property Market Indicators - Units 

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

Highlands Sydney 

Rental Vacancy 
Situation 

Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Severe shortage 
of available 
property relative 
to demand 

Shortage of 
available property 
relative to 
demand 

Balanced market Over-supply of 
available property 
relative to 
demand 

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

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

Trend in New Unit 
Construction 

Declining Declining Steady Steady Declining 
significantly 

Steady Steady Increasing 

Volume of Unit Sales  Steady Increasing Increasing Increasing Increasing 
strongly 

Steady Steady Steady 

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

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale Value 

Occasionally Occasionally Almost never Almost never Almost never Occasionally Frequently Frequently 

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

Country New South Wales Property Market Indicators - Units 

Factor 
 

Albury 
 

Wodonga Bathurst Dubbo Tamworth Illawarra 

Rental Vacancy Situation Shortage of available property 
relative to demand 

Shortage of available property 
relative to demand 

Balanced market Balanced market Balanced market Balanced market 

Rental Vacancy Trend Tightening Tightening Steady Steady Steady Steady 

Demand for New Units Strong Strong Fair Fair Fair Fair 

Trend in New Unit 
Construction 

Steady Steady Declining Declining Increasing Steady 

Volume of Unit Sales  Increasing Increasing Increasing Steady Steady Steady 

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

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasionally Occasionally Almost never Occasionally Occasionally Frequently 

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

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

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

  
NNeewwccaassttllee  

SSoouutthh  EEsstt  
NNSSWW  

  

SSyyddnneeyy  

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

Balanced market Shortage of available 
property relative to 
demand 

Balanced 
market 

Over-supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Over-supply of 
available 
property 
relative to 
demand 

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

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

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

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

Starting to 
decline 

Peak of market Starting to 
decline 

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

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

Large Significant Significant Significant Small Large Large Significant Significant 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Month in Review | May 2021
Victorian and Tasmanian Property Market Indicators – Houses 
Factor Geelong  Melbourne  Shepparton Mildura Mount Gambier  

 
Hobart Burnine/ 

Devenport  Launceston  

Rental Vacancy Situation Severe shortage of 
available property 
relative to demand 

Balanced market Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Balanced market 

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

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

Trend in New House Construction Declining 
significantly 

Declining Declining Declining Declining Declining 
significantly 

Declining 
significantly 

Declining 
significantly 

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

Stage of Property Cycle Approaching peak 
of market 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

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

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

Factor Geelong  Melbourne  Shepparton  
 

Mount Gambier Mildura Hobart  Launceston  Burnie/Develport 

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Shortage of available 
property relative to 
demand 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Severe shortage of 
available property 
relative to demand 

Balanced market Balanced market 

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

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

Trend in New Unit Construction Declining significant-
ly 

Steady Steady Steady Steady Declining significant-
ly 

Declining significant-
ly 

Declining 

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

Stage of Property Cycle Approaching peak of 
market 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

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

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

Factor Illawarra Ballarat Echuca Melbourne Geelong  Mildura 
 

Hobart 
 

Launceston 
 

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

Balanced market Over-supply of 
available property 
relative to demand 

Large over-supply 
of available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

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

Rental Rate Trend Stable Increasing Declining Declining Declining Stable Declining Declining 

Volume of Property Sales  Steady Increasing Steady Declining 
significantly 

Declining Declining Steady Steady 

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

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

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

Large Small Small Significant Significant Small Significant Significant 

 
Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Month in Review | May 2021

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

Coast Brisbane Ipswich Gold 
Coast Toowoomba 

Rental Vacancy 
Situation 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property relative 
to demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative 
to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Rental Vacancy 
Trend 

Steady Tightening Tightening Tightening Tightening Steady Tightening Tightening Tightening Tightening 
sharply 

Tightening 
sharply 

Tightening Tightenin
g sharply 

Tightening 
sharply 

Demand for New 
Houses 

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

Very strong Very 
strong 

Very strong 

Trend in New 
House Construction 

Declining Steady Declining Declining Declining Declining Declining Declining Declining 
significantly 

Declining 
significantly 

Declining 
significant-
ly 

Declining 
significantly 

Declining Declining 
significantly 

Volume of House 
Sales  

Increasing Increasing Increasing Increasing Increasing Increasing Increasing Increasing 
strongly 

Increasing 
strongly 

Increasing Increasing 
strongly 

Increasing 
strongly 

Increasin
g 

Increasing 

Stage of Property 
Cycle 

Rising 
market 

Rising 
market 

Rising market Rising market Rising market Rising market Rising 
market 

Start of 
recovery 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale 
Value 

Occasionally Almost 
never 

Occasionally Occasionally Occasionally Occasionally Occasionally Almost 
never 

Occasionally Occasionally Occasion-
ally 

Occasionally Occasio
nally 

Very 
frequently 

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

QQuueeeennssllaanndd  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  UUnniittss 

 

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

Coast Brisbane Ipswich Gold Coast Toowoomba 

Rental Vacancy 
Situation 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage 
of available 
property 
relative to 
demand 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage 
of available 
property 
relative to 
demand 

Shortage 
of available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

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

Demand for New 
Units 

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

Trend in New Unit 
Construction 

Steady Increasing Increasing 
strongly 

Steady Steady Increasing 
strongly 

Steady Steady Declining Declining Steady Steady Declining Declining 

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

Stage of Property 
Cycle 

Start of 
recovery 

Start of 
recovery 

Bottom of 
market 

Rising 
market 

Rising 
market 

Start of 
recovery 

Rising 
market 

Bottom of 
market 

Rising 
market 

Approaching 
peak of 
market 

Start of 
recovery 

Start of 
recovery 

Rising 
market 

Start of 
recovery 

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale Value 

Occasionally Almost never Almost never Occasionally Occasion-
ally 

Occasionally Occasionally Almost never Occasionally Occasionally Occasion-
ally 

Occasion-
ally 

Frequently Very 
frequently 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Month in Review | May 2021              
QQuueeeennssllaanndd  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  OOffffiiccee  

Factor 

 
 

Cairns Townsville  Mackay  Rockhampt-
on  

Gladston
e  Wide Bay 

 
 

Hervey Bay Bundaberg  

 
Emerald Sunshine 

Coast  Brisbane  Ipswich Gold Coast Toowoomba  

Rental Vacancy 
Situation 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Large over-
supply of 
available 
property 
relative to 
demand 

Over-supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative 
to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Large over-
supply of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

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

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

Volume of Property 
Sales  

Steady Steady Steady Steady Steady Steady Steady Steady Steady Steady Declining Declining Declining Steady 

Stage of Property 
Cycle 

Bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Approaching 
peak of 
market 

Declining 
market 

Declining 
market 

Start of 
recovery 

Declining 
market 

Local Economic 
Situation 

Contraction Flat Steady 
growth 

Flat Flat Flat Flat Flat Steady 
growth 

Contraction Contraction Contraction Flat Contraction 

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

Significant Significant Significant Significant Significa
nt 

Significant Significant Significant Small Significant Large Large Significant Large 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating  
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Month in Review | May 2021

SA, NT and WA Property Market Indicators - Houses 
Factor Adelaide Adelaide Hills Barossa Valley Alice Springs Darwin Perth Geraldton Kalgoorlie Karratha Port Hedland Broome South West WA 

 
Albany 

Rental 
Vacancy 
Situation 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage 
of available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe shortage 
of available 
property relative to 
demand 

Shortage of 
available property 
relative to demand 

Rental 
Vacancy 
Trend 

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

Tightening sharply Tightening 

Demand for 
New Houses 

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

Trend in New 
House 
Construction 

Declining Declining Declining Declining Declining Declining 
significantly 

Declining Declining Declining Declining Declining Declining 
significantly 

Declining 

Volume of 
House Sales  

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

Stage of 
Property 
Cycle 

Rising market Rising 
market 

Rising market Start of 
recovery 

Start of 
recovery 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising market Rising market Rising market 

Are New 
Properties 
Sold at Prices 
Exceeding 
Their 
Potential 
Resale Value 

Frequently Frequently Frequently Almost never Occasionally Occasionally Occasion-
ally 

Occasion-
ally 

Occasionally Almost never Occasionally Occasionally Occasionally 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Month in Review | May 2021SSAA,,  NNTT  aanndd  WWAA  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  UUnniittss 

Factor Adelaide Adelaide 
Hills Barossa Valley 

 
Mount 

Gambier 
Alice Springs Darwin Perth Geraldton Kalgoorlie Karratha Port Hedland Broome South West WA 

 
Albany 

Rental 
Vacancy 
Situation 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Severe shortage 
of available 
property relative 
to demand 

Shortage of 
available 
property relative 
to demand 

Rental 
Vacancy 
Trend 

Tightening Tightening Tightening Tightening 
sharply 

Tightening Tightening Tightening Tightening Tightenin
g 

Tightening Tightening Tightening 
sharply 

Tightening 
sharply 

Tightening 

Demand for 
New Units 

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

Trend in 
New Unit 
Constructio
n 

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

Volume of 
Unit Sales  

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

Stage of 
Property 
Cycle 

Rising market Rising 
market 

Rising market Rising market Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Rising 
market 

Rising 
market 

Rising market Start of recovery Start of recovery 

Are New 
Properties 
Sold at 
Prices 
Exceeding 
Their 
Potential 
Resale 
Value 

Occasionally Occasion-
ally 

Occasionally Occasionally Almost never Almost 
never 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Almost 
never 

Almost never Occasionally Occasionally 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Month in Review | May 2021 
 

 SSAA,,  NNTT  aanndd  WWAA  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  OOffffiiccee 

 

Factor Adelaide Alice Springs Darwin Perth South West WA 

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

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

Over-supply of available 
property relative to demand 

Over-supply of available property 
relative to demand 

Rental Vacancy Trend Increasing Steady Steady Increasing Increasing 

Rental Rate Trend Stable Stable Stable Declining Declining 

Volume of Property Sales  Steady Steady Steady Declining significantly Declining 

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

Local Economic Situation Flat Contraction Contraction Steady growth Contraction 

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

Significant Significant Large Large Small 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Telephone 1300 880 489
admin@htw.com.au
htw.com.au

Local expertise. 
National strength. 
Trusted solutions.
Herron Todd White is Australia’s 

leading independent property 

valuation and advisory group. For 

more than 50 years, we’ve helped our 

customers make the most of their 

property assets by providing sound 

valuations and insightful analytical 

advice.

With offices in every capital city, 

most regional centres and right 

across rural Australia, we are where 

you are. Our valuers work in the 

property market every day, providing 

professional services for all classes 

of property including commercial, 

industrial, retail, rural and residential.

Herron Todd White is Australian 

owned and operated. With directors 

who are owners in the business, 

our team has a personal stake in 

providing you with the best service 

possible.

Liability limited by a scheme 

approved under Professional 

Standards Legislation. 

TALK TO YOUR LOCAL EXPERT

Commercial

NT Terry.roth@htw.com.au

SA Chris.Winter@htw.com.au

QLD Alistair.Weir@htw.com.au

ACT Scott.Russell@htw.com.au

VIC Jason.Stevens@htw.com.au

WA Matt.Tanner@htw.com.au

NSW Angeline.Mann@htw.com.au

TAS Andrew.Peck@htw.com.au

Residential

NT Will.johnson@htw.com.au

SA Jarrod.Harper@htw.com.au

QLD David.Notley@htw.com.au

ACT Angus.Howell@htw.com.au

VIC Perron.king@htw.com.au

WA Brendon.Ptolomey@htw.com.au

NSW Matt.Halse@htw.com.au

TAS Andrew.Peck@htw.com.au

Rural

NT Frank.Peacocke@htw.com.au

SA Angus.Shaw@htw.com.au

QLD Will.McLay@htw.com.au

ACT Scott.Fuller@htw.com.au

VIC Angus.Shaw@htw.com.au

WA David.Abel@htw.com.au

NSW Angus.Ross@htw.com.au

TAS Angus.Shaw@htw.com.au


