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There’s been good news since last month’s 
publication. Victoria’s infection rate is down, 
Melbourne’s curfew has lifted and restrictions are 
beginning to relax. These are welcome signs from 
the state’s leaders that they’re confident they have 
tackled the second wave of the virus. It’s come at 
a time when state borders are beginning to reopen 
for New South Wales residents too.

And the benefits will be national.

New South Wales and Victoria are our most 
populous jurisdictions. The health of their 
economies and the mobility of their residents  
is a boost to every state and territory.

Our country’s relative success in tackling the crisis 
has come down to effective leadership across all 
levels of government, industry and finance.

It’s with this in mind that Herron Todd White’s 
residential teams have provided an extraordinary 
report on land and construction markets 
throughout the country. Programs such as 
HomeBuilder have resulted in increased activity  
in this sector.

Some notable stories unearthed in this month’s 
Residential section include:

 ◗ Sydney – Inner-Sydney residents decentralise 
to the west and some builders are offering 
incentives worth up to $50,000 to attract clients;

 ◗ Melbourne – There’s concern among some 
agents that the spring selling period is effectively 
over for them and vendors will hold off selling 
until 2021; and

 ◗ Brisbane – The market is being driven by 
confidence across a range of factors including 
expectations of rising interstate migration in the 
near future. 

 ◗ Regional – regional centres around the nation are 
seeing increased land and construction activity.

For our commercial section, our valuers have 
discussed the performance of their office sector 
markets in the COVID shadow of 2020. Some key 
findings include:

 ◗ Sydney - Increasing numbers of businesses are 
delaying returning to their offices until 2021, or 
indefinitely, and owner-occupiers have withdrawn 
from the market;

 ◗ Melbourne – The CBD vacancy rate is expected 
to climb to around ten per cent or more leading 
into 2022;

Welcome to the October edition of Month In Review.

A message from our CEO

Our country’s relative success in tackling the crisis has come 
down to effective leadership across all levels of government, 
industry and finance.

 ◗ Brisbane – “Zombie” businesses held afloat by 
JobKeeper could well close permanently when 
the stimulus measures end in March 2021.

In addition, two of this country’s most respected 
commercial specialists – Herron Todd White 
directors Angeline Mann and Jason Stevens 
– discuss the challenges of commercial rent 
negotiation during COVID in our special report.

Finally, the rural team has outlined its sector’s most 
significant recent sales along with a market update 
that’s unparalleled in its detail.

Please enjoy the October edition of Month In 
Review.
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There’s been a raft of measures introduced, 
all designed to keep the economy ticking over 
while protecting the health of Australians, from 
historically tiny interest rates and wage support to 
tenant protection and loan repayment flexibility.

But one of the most scrutinised, and initially 
pilloried, programs has to be the Federally 
implemented HomeBuilder scheme.

HomeBuilder was designed to bolster the 
construction industry by providing eligible owner-
occupiers with a grant of $25,000 to build a new 
home or substantially renovate an existing one.

When first introduced, many commentators 
believed the qualifying guidelines were too 
restrictive and that few property buyers or owners 
would see the dollars.

However, those concerns may well have been 
premature. We’re now a few months into the 
program and a number of our residential teams 

are seeing their vacant land and new-build markets 
doing very nicely.

But how much of the uptick is due to HomeBuilder 
and are all markets experiencing a boost in 
activity?

We wanted you to know, so our specialists around 
the nation have come up with the country’s most 
comprehensive and nuanced report on this sector.

Among these pages we’ve discovered a diversity of 
performance in markets around the nation – with 
most demonstrating a resilience and optimism that 
couldn’t be imagined just a few months back.

In our commercial section this month, we’re taking 
a look at the office sector and how it has tracked in 
2020. What a tumultuous 12 months this particular 
market has had, with stay-at-home orders and 
socially-distant operations all playing havoc with 
traditional workplace arrangements. As you’ll 

Just about everybody has an opinion on how to chart a course through  
this crisis and whether the plans implemented by our leaders will be effective.

Land + Build = recovery?

discover, the flow on effect has influenced both 
values and rentals throughout the country.

As well as our usual around-the-nation commercial 
commentary, two of the industry’s best minds – 
Herron Todd White directors Angeline Mann and 
Jason Stevens – discuss the challenges of lease 
negotiations in the shadow of COVID.

Finally, it’s the rural crew’s turn. As well as their 
incomparable monthly wrap of regional markets, 
they’ve delivered a swathe of significant recent 
sales in their sector. Despite the anxiety presented 
by the Coronavirus world, our primary producers 
throughout the nation are discovering just how 
valuable their rural assets are.

So, there it is. Another month of exceptional 
information from our teams without peer. Of 
course, if you want to drill down and seek advice 
specific to your area of interest, there’s a Herron 
Todd White professional ready to help.
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Office lease negotiation 
in the COVID world

ANGELINE MANN
Commercial Director,  
Herron Todd White Sydney

JASON STEVENS
Director,  
Herron Todd White Melbourne
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to address existing lease terms to be contentious.

Angeline Mann, commercial director at Herron Todd 
White Sydney, said there is good faith discussions at 
play, but in her experience, the code’s lack of clarity 
can cause problems.

“It’s clear about what the intention is, but the code 
isn’t clear on all of the rules, so there’s many different 
interpretations being applied,” Ms Mann said.

“For example, once you qualify for JobKeeper do 
you then qualify for the entire period of the code? 
The legal advice we’ve had is “yes”, but some 
commercial landlords believe that tenants should 
have to submit financials and prove a loss of income 
for every month in order to qualify.”

Ms Mann said for rent negotiations to be effective, 
there needs to be negotiations in good faith 
between landlords and their tenants.

Tenants must supply evidence of their drop in 
turnover, while landlords need to be willing to 
find compromise on the original, pre-COVID lease 
agreement.

But of course, there’s two sides to this coin. 
Commercial landlords aren’t often in a position to 
simply carry the cost of rent deferrals and waivers, 
according to Ms Mann.

“A lot of them are suffering with significant 
reductions in income, particularly across retail and 

office space, and there’s some uncertainty now 
about whether the code is going to be extended. If 
I was a landlord, I’d be quite concerned about the 
implications of any extension and how that will be 
applied because that hasn’t been made clear yet.”

Ms Mann said this uncertainty is therefore having a 
huge effect on her market in Sydney.

“Where we are aware the tenant is having financial 
difficulty, we’re having to take that into account – if 
they fall under the code and are being offered some 
rent relief, that’s being factored into the valuation.

“But it’s very, very complex. There are very few 
leasing transactions occurring and any sales are 
really investors who have probably been looking for 
some time, even pre COVID. ”

Ms Mann said that while each property needs to be 
assessed on its merits, COVID impacts are probably 
translating to a 0.25 to 0.5 per cent increase in 
applicable yield in her market.

Jason Stevens, director at Herron Todd White 
Melbourne, is in the second wave’s epicentre and 
suspects that the metrics for office investment will 
get worse before they get better.

He highlighted evidence from the Property Council 
of Australia that office market vacancy rates in the 
Melbourne CBD had risen from 3.2 to 5.8 per cent 
between January and July.
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The thrust and parry of the property sector under 
COVID has been relentless.

From predictions of rollercoaster property market 
performance to business shutdowns and limitations 
on inspections and meetings, stakeholders in 
this field have had to adapt, pivot and maintain 
resilience just to keep working.

One of the most significant elements has been the 
way COVID-impacted businesses and their landlords 
are negotiating and the flow on effects to rents and 
office property values.

The implementation of the Commercial Code of 
Conduct is seen as a watershed moment for office 
property during the crisis.

The Commercial Code of Conduct was established 
at a national level and adopted by the states, to 
ensure turnover-affected businesses were in a 
position to renegotiate their existing lease terms. 
Its goal was to keep businesses alive so they could 
see an eventual recovery.

Under the code, tenants seek to have half of their 
rent deferred and the other half waived depending 
on their level of financial suffering.

In effect, if your business qualified for JobKeeper, it 
qualified for the code.

You’d expect legislation that forces commercial 
tenants and landlords back to the negotiating table 
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“That is really just the start of it because sub-lease 
requirements are still so unknown at this point. 
A number of researchers  are predicting that it’s 
going to go to 10 per cent or more before this crisis 
is over,” he said.

Despite the dire predictions, Mr Stevens said lease 
renegotiations under the code had been fairly 
amicable so far, however that might change as 
the eviction moratorium ends and banks restart 
landlord’s loan repayments.

“We’re probably talking after March next year when 
the moratorium and other stimuluses finish.”

Mr Stevens said one particularly interesting 
scenario at present is existing leases that reached 
their renewal point during COVID. Under normal 
circumstances, landlords and tenants would be 
negotiating the terms for extending the lease or 
choosing to part ways. With the block on eviction, 
the game has changed somewhat.

“I spoke to a client the other day and there was a 
three-year option that was due to come into effect. 

Typically, the rent would be set as at the day the 
option commenced. In this case, the parties just 
agreed to extend the lease for another 12 months 
at a discounted rent and revisit the market review 
in 12 months time once there was more certainty 
in the market. . Landlords are of the opinion 
that receiving a discounted rent is preferable to 
receiving potentially no rent should their tenant 
leave the building. 

“If I was a tenant and there was a renewal option 
coming up, I would be  saying, ‘We don’t know what 
our business is going to look like in 12 months. Can 
we just agree on a 12-month holdover and we’ll pay 
you 75 per cent of the rent?’ I’m pretty sure that’s 
how many conversations would be playing out 
and it’s a reasonable assumption that the landlord 
would go, ‘Well, I’m happy. At least I’m receiving 
some rent and the tenant is getting a bit of a win 
as well.’”

Mr Stevens said the flow on effect to assessing 
office asset values in the Melbourne CBD wasn’t 
around softening yields just yet but this is likely to 
change as the rental outlook changes.

“So far we’re seeing the yields themselves holding 
firm to their pre COVID limits for well leased 
properties – but it’s the below the line allowances 

and leasing up assumptions we’re adjusting which 
impacts more on the vacant properties . Incentives 
are  increasing and it’s logical that its going to take 
longer to secure a tenant in the current market.”

We have also softened our rental forecasts for the 
next couple of years.

“The bottom line is that the values will be impacted 
more so for properties with leasing risk  because you 
have to take these adjustments off that core value.”

The one big tip from Mr Stevens however is that if 
you’re in the office sector right now, determination 
of value or rental can only be completed with any 
degree of certainty by professionals.

“There’s just a lack of evidence out there – 
assessments are difficult enough for valuers so 
they’re going to be very difficult for landlords 
and tenants. The benefit we have as specialists 
is that we are  constantly monitoring the market. 
We are watching and analysing any sales or rental 
transactions which do occur and we are also 
speaking to the players out there – landlords, 
tenants and agents. So we are able to get an 
understanding of the sentiment, which we can 
then feed to our clients to assist them in their 
negotiations.”

S
P

E
C

IA
L

 R
E

P
O

R
T

 S
P

E
C

IA
L

 R
E

P
O

R
T

  
S

P
E

C
IA

L
 R

E
P

O
R

T
  
S

P
E

C
IA

L
 R

E
P

O
R

T
  
S

P
E

C
IA

L
 R

E
P

O
R

T
  
S

P
E

C
IA

L
 R

E
P

O
R

T
  
S

P
E

C
IA

L
 R

E
P

O
R

T
 



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.

National Property Clock: Office
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Sydney

Sunshine Coast
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Cairns
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Launceston
Perth
Townsville
Wide Bay

Ballarat

Alice Springs
Central Coast

Darwin 
Emerald

Gladstone
Mackay
Mildura

Rockhampton

Albany
South West WA
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New South Wales 
Overview
Who’d have thought in January 2020 that the year 
would redefine our lives so dramatically? As well as 
how we live and socialise, the way in which we work 
has undergone major upheaval.

The advent of remote employment and social 
distancing have had a considerable effect on the 
office property sector – but not all population 
centres have been impacted to the same degree.

This month, our teams deliver a compelling 
retrospective on office property around the 
nation in 2020.

Sydney
The Sydney CBD is a very different place to what 
it was at the start of this year. The implementation 
of working from home arrangements has seen a 
significant decrease in people working in the city. 
The same applies to the other main office precincts 
such as Parramatta, Macquarie Park and Norwest. 

At the beginning of 2020, we were seeing record 
low vacancy rates and record rates for sales, 
particularly within the CBD. Incentives had been 
declining as demand kept growing.

The pandemic and move into lock down saw this 
demand cease almost immediately as uncertainty 
set in. 

Looking at the past few months, the biggest 
concern is the increasing number of businesses 
making the decision to delay returning to the office 
until next year or even indefinitely. The result has 
seen far fewer people commuting to the main 

commercial precincts. Demand for office space has 
contracted and the availability of sublease space 
is dramatically increasing. Incentives have also 
reportedly increased for the few transactions that 
have occurred. 

Smaller strata office suites and space within B, C 
and D grade buildings in particular have seen a 
decrease in rental rates as a result of the limited 
demand and an increase in supply. 

There have been far fewer sales transactions this 
year. Owner-occupiers have all but withdrawn 
from the market. Investors seeking a return have 
been somewhat active due to the low cost of 
borrowing. The result has been that the sales that 
have occurred have transacted at or close to pre 
COVID-19 yields. This is considered to be due to 
the lack of stock on the market and the residual 
demand following several years of high prices, low 
yields, lack of stock and strong demand. 

An excellent example of this is the sale of Suite 
1004 at 66 Hunter Street. While unable to secure 
a sale at auction in late July, passing in at $2.09 
million, this property eventually sold in early 
September for $2.1 million ($16,667 per square 
metre). The property last transacted in August 2019 
for $2 million ($15,873 per square metre) and was 
subsequently fully fitted out to a good standard. 

The property was sold by Tim Noonan and Ben 
Kennedy of Noonan Commercial.

66 Hunter St, Sydney Source: HTW  

It would have been impossible to predict how our 
outlook might have changed in January 2020 had 
we been forewarned of what was to come. As it 
is, we have difficulty predicting how the market 
will react to the current conditions. Earlier in the 
year, we had a very optimistic view of the Sydney 
commercial market although we were starting to 
worry that it was getting a little overheated. Had 
we known what we know now, it is reasonable 
to think we would have revised our outlook to a 
more pessimistic viewpoint, although it is doubtful 
anyone could have fully predicted what has 
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The biggest concern is the increasing number of businesses 
making the decision to delay returning to the office until next  
year or even indefinitely. 
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happened. Even now we are surprised by how the 
market is reacting and the transactions that are 
occurring. 

Angeline Mann
Commercial Director 

Wollongong
The commercial office market in Wollongong 
seems to have weathered the COVID-19 storm well 
to date although the outlook for the rest of the 
year is understandably cautious as we all look to 
see how the economy performs once the various 
temporary government schemes and incentives 
are wound back, notably the JobKeeper and 
JobSeeker programs. 

45 Kembla Street, Wollongong Source: HTW 

Illustrating strong investor appetite for prime 
defensive assets at this juncture is the recent 
sale to Castlerock of the ATO anchored A grade 
office building at 45 Kembla Street, setting a city 
record at a reported sale price of over $57 million, 
reflecting a passing yield of circa 5.5% and 
capital rate of approximately $8,500 per square 
metre of lettable area. While the quality of the 
covenants and lease expiry profile were obviously 
key in this transaction, the sale does show 
investor confidence in the region with agents 

used and over-used in this regard. Business leaders 
are seeing a reduction in business costs with staff 
working from home and for many this arrangement 
has become permanent. Companies are utilising 
less office space and using only meeting rooms and 
boardrooms, while hot desking and part time office 
use is becoming the norm. 

Arrangements such as these, in the short term, are 
driving down rental rates and driving up vacancy 
rates in major centres and we are starting to 
see the same happen in Newcastle. While official 
vacancy rate factors as reported by the Property 
Council of Australia are relatively stable, these are 
not yet capturing under-utilised, leased property. 
We see vacancy rates in some sectors rising in 
coming years as leases expire. 

Ed Thwaites
Director

Knight Frank reporting 13 submissions at close of 
the EOI campaign.

For tenants there is a healthy choice of quality 
space available due to the recent completion of 
Gateway on Keira, Avante and the refurbished 
83-85 Market Street. While rents are holding firm 
to date, the provision for incentives remains and 
we expect there to be pressure on landlords to 
increase their incentive offering until economic 
conditions stabilise. 

Notwithstanding the challenges presented by 
the COVID-19 pandemic, this is an exciting period 
of time for the commercial office market in 
the Wollongong CBD with further momentum 
expected over the next few years as IMB’s 
new headquarters at the corner of Burelli and 
Kembla Streets and the Langs Corner building 
to be anchored by Mercer are completed. The 
standard has lifted and the addition of corporate 
workforces will ensure that the Wollongong CBD 
continues its transformation. 

Scott Russell
Director

Newcastle
Looking back on 2020, in many ways it’s been one 
to forget. Restrictions put in place under COVID-19 
lockdowns not only meant that many offices had 
to shut down, but that the perception of the use of 
office space has changed for many companies. 

With staff moving to a work from home scenario 
and still being productive and engaged staff 
members, we have seen the shoots of a new office 
environment emerge. The word pivot has been 

The commercial office market in Wollongong seems to have 
weathered the COVID-19 storm well.
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Melbourne
The effects of the COVID-19 pandemic are being 
acutely felt within the Melbourne CBD office market 
and are best illustrated by the almost doubling of 
the office vacancy rate.

According to the Property Council of Australia’s 
Office Market Report, Melbourne’s CBD office 
overall vacancy rate increased from 3.2 per cent 
to 5.8 per cent over the six months to 1 July 
2020. This can be broken down as six per cent 
in premium grade, 5.6 per cent in A grade and 
6.6 per cent in B grade. Based on online agency 
research, an increase in sub-lease space is 
starting to affect the market, with an estimated 
70,000 square metres of space available within 
Melbourne’s CBD as at June 2020. The volume 
of sub-lease space is expected to increase 
throughout the second half of 2020 and by July 
2021, the total vacancy rate is expected to climb 
to almost ten per cent. Whilst Melbourne CBD 
prime grade net face rents experienced an annual 
rental growth of approximately six per cent over 
the year to June 2020, this growth occurred 
predominantly in the first half of the year prior 
to the onset of the COVID-19 pandemic. There 
was no change in prime grade net face rents 
from quarter one to quarter two. Incentives have 
increased across all grades which have so far 
prevented face rents from falling.

Leasing deal activity across the Melbourne CBD 
has been limited since mid-March, when the impact 
of the pandemic was first felt. Transactions that 
have emerged were negotiated pre-COVID-19, with 

the CBD was recorded. Based on the PCA forecast, 
there is approximately 380,000 square metres 
of supply due to be added to the CBD market by 
2022 which will be available for lease. This does 
not include future sub-lease space which is not yet 
known while businesses ascertain their future post-
pandemic requirements. In general, the Melbourne 
CBD vacancy rate is expected to climb substantially 
in the next 12 months and will be in the order 
of ten per cent and possibly higher leading into 

Victoria

incentives and annual rent review percentages 
experiencing the most changes. For the most 
part, where leases are expiring in the current 
market, tenants and landlords are choosing to 
extend leases for a short term (12 month) period 
or continue on a month to month basis at severely 
discounted rents. Landlords consider that having 
a tenant at a reduced rent is preferable to having 
no tenant at all. Within the past 12 months to 1 July 
2020, net absorption of 35,726 square metres in 

Melbourne CBD 
Vacancy Rates

Premium grade – 6.0%

A-grade – 5.6%

B-grade – 6.6%

Source: Property Council of Australia

Melbourne CBD 
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secondary office stock, particularly 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.

Nathanial Ramage
Property Valuer

Bendigo 
2020 has produced a limited number of office sale 
and leasing transactions in Bendigo.

Activity is subdued and is expected to remain 
that way for the immediate future. Small dwelling 
conversion offices on the fringe of the CBD have 
been the only sale transactions that fit well below 
the sub $1 million mark.

Office rents have remained steady with low vacancy 
rates reported by agents. 

Trent Goodman
Registered Valuer

2022. Therefore, it is anticipated that incentives 
will continue to increase across all grades in an 
attempt to offset any face rental decreases. 

For landlords, tenant safety is paramount and 
COVID-19 protocols put in place for building 
common areas typically include hygiene stations, 
increased cleaning schedules, one-way circulation, 
restricted lift usage and visitor registration. 

With respect to capital markets, only a handful of 
larger office buildings have transacted across the 
Sydney and Melbourne CBDs to July 2020. Due to 
the economic uncertainty and market volatility, 
sales volumes are estimated to have declined by 
as much as 90 per cent and may remain below the 
long term average for the next 12 to 24 months. 
Yields appear to have remained stable for good 
quality investments in good locations. An example 
is the recent sale of a B grade office building at 
350 Queen Street in Melbourne which transacted 
in June for $145 million. This sale reflected a 
passing yield of 4.8% for a building which was 95 
per cent occupied, reflecting a WALE of 3.5 years. 
The property was acquired by a Singaporean 
institutional investor. 

Our observations are that prime office yields are 
remaining stable because the risk premium, the 
difference between the asset yield and the ten-year 
Government bond rate, is increasing due to the 
falling bond rate. Therefore, purchasers are seeing 
a higher risk premium to compensate for increased 
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 

In general, the Melbourne CBD vacancy rate is expected to climb 
substantially in the next 12 months and will be in the order of ten 
per cent and possibly higher leading into 2022.
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Brisbane
The Brisbane property market has proved to be 
quite resilient despite the many challenges that have 
arisen from COVID-19 and the ongoing uncertainty.

Whilst the Brisbane office market is widely predicted 
to face challenging times ahead, money is cheap 
and interest rates are likely to remain at historic 
lows for the foreseeable future. This is one of the 
primary factors fuelling investor appetite at present. 

The biggest challenge the office market faces is the 
uncertainty surrounding office leasing. The work 
from home necessity has significantly changed the 
landscape for centralised office accommodation 
needs, with an expectation of significant potential 
downsizing of space requirements for many 
businesses over the next five years. Whilst there 
are no established market metrics yet, this could 
be as much as a 20 per cent reduction in space 
requirements. If so, there is potential for a sustained 
period of high vacancies (including sub-lease 
accommodation) with flow on effects to demand for 
new buildings and values of existing sites.

Given the lack of leasing deals to date, it is still 
too early to say where face rents and incentive 
levels are sitting. Leasing agents are reporting 
that leasing enquiry has diminished significantly 
as businesses are stuck in limbo due to a lack 
of confidence in the local and wider economy 
and are unwilling to commit to long term leasing 

 

232 Arthur Street, Teneriffe Source: Herron Todd White 

A notable recent sale is the multi-tenanted 
commercial asset, 232 Arthur Street, Teneriffe 
recently sold for $4.975 million reflecting an 
analysed yield of 6.36% and a WALE (by income) of 
approximately 4.14 years. 

In contrast, secondary suburban investment office 
assets with historic vacancy and re-letting issues 
will be difficult to sell and yields are likely to soften. 
The spread between prime and secondary yields is 
therefore likely to widen. 

Owner-occupiers remain active in the CBD and 
fringe CBD. Value levels appear to be holding 
in most instances, particularly for assets that 
have future redevelopment prospects. Suburban 
commercial precincts that are well supported by 
infrastructure (transportation, on-site parking and 
food amenities) are still transacting, but demand 
has declined. 

Alistair Weir
Director

Queensland
arrangements or exercise option periods until 
there is more certainty. There are also a number of 
zombie businesses that are only being held afloat 
by the government’s JobKeeper stimulus package. 
The prospect of a number of businesses closing 
their doors once JobKeeper ends in March 2021 
will likely result in an increase in sub-lease space, 
higher vacancy rates and lower net absorption. A 
combination of these factors will inevitably see face 
rents decline and incentives increase.

Landlords have had to adapt to this revolving 
door and with significant uncertainty attached, 
short term leasing arrangements (12 months) are 
becoming the norm as businesses are reluctant to 
lock themselves into long term rental commitments 
in a potentially declining rental market.

Despite the prospects of turbulent leasing 
markets, commercial office assets are continuing 
to transact. Whilst sale volumes have diminished 
significantly, there has been no indication to 
suggest there is presently an oversupply. In 
fact, there is quite strong demand from private 
wealthy investors and small syndicates and 
property funds for suitable assets. Interest from 
these groups is largely for well-leased, modern 
offices underpinned by strong lease covenants. 
These assets are attracting strong bidding and 
are maintaining pre COVID-19 values, in some 
instances, achieving stronger prices and sharper 
yields as investors chase COVID-proof assets. 

Whilst there are no established market metrics yet, this could be  
as much as a 20 per cent reduction in space requirements. 
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COVID-19 marketplace conditions. Anecdotally, 
passing yields can often be a better measure of 
worth for highly vacant properties.

In regard to the office leasing market, agents are 
reporting that following a definite pulling back by 
prospective tenants at the commencement of the 
health crisis, sentiment has improved and there 
is a higher number of leasing deals now taking 
place. This seems to also align with the opening 
up of office workplaces to staff, although there is 
still a large proportion of employees working from 
home. Recently the Property Council of Australia 
released its biannual Office Market Report (July 
2020), which indicates a total vacancy across the 
Gold Coast of 13 per cent. This is a slight upward 
trend over the corresponding reports in 2018 and 
2019 of 12 per cent and 12.9 per cent respectively. 
Our observations suggest that rental levels have 
generally been maintained, with marginal growth 
in A and B grade stock. Lease terms appear to 
have reduced (more consistently below three-year 
durations), and prospective tenants are happy 
to take fitted our floor space as it saves capital 
expenditure at this time of forward economic 
uncertainty. Incentives are generally running at 
between 25 and 35 per cent for larger, long term 
tenancies in suburban locations, and between 30 
and 40 per cent for older buildings. Accordingly, 
effective rents are significantly below the face 
rents indicated.

We highlight that the fringe office leasing market 
in the post-COVID environment has become quite 
fluid; lease and incentive structures can vary 

We have really had only two significant office 
premises sales on the Gold Coast this year, 
both post COVID-19. First was the full top floor 
of the Eastside building at 232 Robina Town 
Centre Drive, Robina. It sold in June 2020 
for circa $7.285 million subject to two leases 
(the dominant tenant is the Queensland State 
Government) reflecting a WALE of 3.31 years 
(by income) on a passing yield of 9.02%. The 
rental rate was considered full – our analysed 
yield including a permanent vacancy allowance 
is 8.03%. Floor area is 1448 square metres and 
there are 47 car parks. The reflected value rate 
is $5,031 per square metre on surveyed floor 
area. The second sale was 38 Cavill Avenue, 
Surfers Paradise. This is a mixed commercial 
property comprising a ground floor arcade, a 
five-level office tower and 27 car parks. The 
complex reflected a 50 per cent vacancy level 
and WALE of only 0.78 years (by income). The 
asset sold for $6.1 million, reflecting a passing 
yield of 4.63% and value rate of $2346 per 
square metre on estimated lettable area. Our 
analysed yield, including a permanent vacancy 
allowance, refurbishment costs and notional 
rental adjustments for COVID-19, is 7.88%. In 
comparison to pre COVID-19 transactions (2019), 
we consider that these transactions reflect a 
softening in analysed yields of 25 to 50 basis 
points. 

However, what is also noteworthy for the latter sale 
is the passing yield. At 4.63%, it is considered a 
metric indicative of the lower level of passing return 
necessary for securing finance under current 

Gold Coast
The Gold Coast came into 2020 from a reasonably 
busy 2019 in the office sector, although there were 
overtures of potentially more difficult economic 
times ahead, mainly based on international 
influences including the China and United States 
trade wars and global tensions, and of course 
domestically we had come through the Black 
Summer fires.

Our predictions at the start of 2020 for the 
office sector were a much of a muchness 
continuation from 2019, in view of the interest rate 
environment still being favourable. We did feel 
that transaction numbers of larger office premises 
would be reduced, mainly because the Gold Coast 
experienced the highest numbers of sales in the 
sector for many years in 2018 and 2019.

Then the COVID-19 pandemic arrived in late March. 
The uncertainty resulted in leasing deals being 
cancelled or put on hold and pressure on rental 
rates and incentives, and of course, because the 
Gold Coast is tied inextricably to tourism, with 
international visitation particularly from China 
playing a big role in our economic stability, the 
forward outlook was rather daunting. But the 
various government mechanisms and stimulus 
packages put in place certainly assisted to 
moderate the economic impact of the health crisis 
to the current time, although the question of what 
the economic fallout may be going forward is the 
current topic of conversation, particularly in view 
of 2020 seeing the first recession in Australia in 
almost 30 years.

In regard to the office leasing market, agents are reporting that following a definite pulling back by 
prospective tenants at the commencement of the health crisis, sentiment has improved and there is  
a higher number of leasing deals now taking place. 
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are that it will likely be near to full with vacancy 
likely under ten per cent, which would be a great 
outcome given the overall lettable area of circa 
4500 square metres.

Foundation Place Source: foundationplace.com.au 

We have noted that incentives increased for office 
space during 2020 with larger areas of circa 500 
square metres and above typically seeing circa 
20 per cent incentive if for five years or greater. 
Incentives are lower for smaller tenancy areas and 
lower lease terms. Overall effective rentals have 
held firm in strong locations, though have softened 
slightly, which was expected given the overall level 
of vacancy.

What has been perhaps the most surprising is the 
strong investor demand seen over the past nine-
month period.

We have seen three sales of office style holdings:
140 Horton Parade, Maroochydore sold in June 
2020 for $6.75 million, which was a leaseback of 
the local Channel 7 building. The lease was for 
10+5+5 years and indicated a yield of 6.42% and 
$5,060 per square metres.

end of March 2021, although they are also likely to 
place greater compliance measures on their lending 
practices going forward, which no doubt will flow 
through to more challenging terms and conditions 
for loans on commercial property purchases. To 
cap it all off, Queensland state elections are due 
on 31 October 2020, creating another outside 
influence for businesses to weigh up.

So where are the opportunities in the office 
market on the Gold Coast? Mostly these would 
seem opportunistic, that is, someone’s pain is 
your gain. The Gold Coast economy is hurting 
due to restrictions on international visitors and 
border closures to other states. This will no doubt 
necessitate some office premises owners to 
dispose of their assets under disadvantageous 
circumstances. Cashed up buyers able to act quickly 
on unconditional terms will be the benefactors.

Ryan Kohler
Director

Sunshine Coast
The office market on the Sunshine Coast has 
proven surprisingly resilient during 2020. Late 
last year, we predicted that the market would 
remain relatively stable, with 2019 seeing strong 
absorption of vacant space at circa 10,000 square 
metres of space leased. While our outlook of the 
market remaining stable has proven correct, we 
certainly did not predict the COVID pandemic and 
the impacts that would have on the market.

Overall supply will increase shortly with Foundation 
Place in the Suncentral development almost 
completed and likely to have tenants in place in the 
next few weeks. Discussions about this complex 

dramatically from deal to deal. It is becoming 
evident that sub-leasing opportunities are 
becoming more prolific across the greater region, 
meaning that prospective tenants are able to be 
selective and aggressive in their negotiations. 

Notwithstanding these apparent weakened 
conditions, there have been instances of positive 
marketplace outcomes from the health crisis. 
As an example, we were recently advised by 
a Surfers Paradise based agent that they had 
experienced a surge in buyer demand for smaller, 
older, strata office units from one-man and small 
business operators looking to relocate from 
their home office back into a more traditional 
workplace environment.

Conditions and general activity in the fourth 
quarter of 2020 are difficult to crystal ball gaze. 
Whilst the federal government has extended 
its stimulus package through to 31 March 2021, 
conditions of compliance for businesses and 
levels of payments are more restricted. The media 
generally portrays difficult news. Banks have also 
extended their mortgage payment holidays to the 

What has been perhaps the most surprising is the strong investor 
demand seen over the past nine-month period.38 Cavill Avenue, Surfers Paradise Source: Colliers International 
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by extended leasing terms. Whilst the Townsville 
economy is still copping the effects of the COVID-19 
pandemic, it has arguably fared better than many 
other Queensland locations. 

Rockhampton 
The commercial office market in Rockhampton 
started out the year with hope of growing demand 
for space on the back of sustained coal prices, 
strong rural commodity prices and planned 
infrastructure spending in the region. Leasing 
enquiries were relatively strong in the first few 
months particularly for smaller areas up to 150 
square metres in area.

Demand and sales and leasing enquiry rates fell 
away during COVID. However, now that central 
Queensland has been enjoying relatively very low 
rates of infection, market activity grew from July 
with stronger enquiry rates for leasing, particularly 
for the smaller areas.

There remains weak demand for vacant property 
although some owner occupiers are still in the 
market. 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. 

Graham Gross
Director

Mackay
There has been no demonstrable change in the 
office market in Mackay this year. Sales and leasing 
activity remain steady with a moderately low 
number of transactions. Sale prices and rental 
levels are generally stable. There is limited demand 
for large, first-level office areas.

analysed yield of 7.4% with circa 15 per cent 
vacancy at the time of sale.

 

9 Nicklin Way, Minyama Source: commercialrealestate.com.au 

We also understand there are further high-quality 
assets likely to begin marketing in the next three 
months which will further test the current strong 
investor sentiment in this market.

Jason Searston
Director

Townsville
The office market has effectively remained status 
quo for much of the year and has experienced 
limited impact from COVID-19. This may be 
attributed to tenants and buyers sitting tight 
for the time being as they ride out the global 
uncertainty. 

Over the short to medium term, we may see some 
compression of floor area requirements of small to 
medium sized businesses as they transition from 
hot desking arrangements to having more staff 
working from home. In the short term, internal 
layouts of tenancies may change because of the 
space needed between cubicles and workstations 
to meet physical distancing requirements. 

Overall the sector is currently in a holding pattern, 
with any rental incentives offered being offset 

 

 

140 Horton Parade, Maroochydore  Source: commercialrealestate.com.au 

144 Horton Parade, Maroochydore sold in August 
2020 for $4.9 million, which is a three-tenancy, 
modern building reflecting a WALE of 2.57 years. 
Red Cross is the major tenant. The sale indicates a 
yield of 6.34% and $5,568 per square metre and 
the building sold 100 per cent occupied.

 

144 Horton Parade, Maroochydore Source: commercialrealestate.com.au 

9 Nicklin Way, Minyama sold in August 2020 for 
$6.325 million, which is a six-tenancy, modern 
building reflecting a WALE of 1.77 years with a 
national accounting firm as the major tenant. 
The sale indicates a yield of 6.53% and $5,176 
per square metre with one tenancy (representing 
circa ten per cent) vacant. This property 
previously sold in 2018 for $5.5 million at an 
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Toowoomba
Leasing demand for offices in Toowoomba has 
been moderate over the past three years and has 
declined further since the impact of COVID-19. 
Office rentals have remained relatively static to 
date although some rental incentives are available 
as landlords compete for tenants. 

The reduction in leasing demand has hindered 
development of new office buildings and market 
leading rents are usually required to make projects 
feasible. The only new development of note is 
South Central, a multi-storey retail, office and 
accommodation complex located at 677-681 
Ruthven Street in South Toowoomba. The building 
offers a range of office accommodation from 150 
square metres.

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.

The low interest rates have ensured continued 
strong demand for commercial properties by 
investors, however the lack of quality, fully leased 

buildings achieve high levels of occupancy and 
are experiencing stable rent levels, typically $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.

The Cairns office 
market sector to date 
has had limited fall 
out from COVID-19; 
businesses requesting 
reductions are primarily smaller tenancies, 
being the office component of tourism and retail 
businesses.

A clearer picture across all markets in Cairns will 
become apparent after the JobKeeper stimulus 
ends. What has become apparent though is that 
many employers now realise that some of their 
work force are capable of working from home and 
many wish to continue to do so. This is expected 
to cap demand for office space, at least for the 
immediate future.

Shane Quinn
Managing Director

Recent sales include:

 ◗ 41 Gordon Street, Mackay - a ground-level office 
building leased to the state government which 
is reported to show a yield rate within expected 
market parameters indicating no appreciable 
change in the market this year;

 ◗ 16 Evans Avenue, North Mackay - a double-
storey, partially tenanted building which is 
presently under contract of sale at a reported 
price within expected market parameters 
and again indicating no change in the market 
compared to 2019.

We are aware of a substantial first-floor lease in 
Wood Street, Mackay on favourable terms for the 
tenant and demonstrating a moderate easing in the 
rental level paid by the previous tenant upon option 
renewal to market in 2018.

The relatively high cost of building insurance 
continues to bite into investor returns in the office 
sector in Mackay. 

Greg Williams
Director

Cairns
The Cairns office market is relatively shallow and 
experiences limited sales activity. The market has 
also experienced limited new development; the last 
very large office building constructed in Cairns was 
the State Government office tower completed in 
2010. There have been several smaller (sub 2,500 
square metre) tenant-initiated design and construct 
projects, however there are no known significant 
new developments in the pipeline.

Most new office space leasing demand is for 
smaller areas and for modern, good quality 
green star rated premises, however there are 
only a handful of such buildings in Cairns. These 

Cairns Indicate  
Rent Range

Modern space  
$350 - $450/sqm

Secondary quality 
$225 - $300/sqm

A clearer picture across all markets in Cairns will become apparent 
after the JobKeeper stimulus ends. 
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properties has limited the number of investment sales. The following notable recent sales have been completed in Toowoomba:

 ◗ 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. Sale price of $6.17 million shows a passing yield of circa 7.1%. 

 ◗ 11 Annand Street, Toowoomba City: 
Older, recently refurbished building with a ground-floor retail tenancy and first-floor office tenancy. WALE of 2.82 years. Sale reflected a passing net yield of 
7.62%. Sale price was $3.75 million.

Ian Douglas
Director

Wide Bay
There has been no demonstrable change in the office market in Wide Bay this year, despite COVID events both nationally and globally. Sales and leasing activity 
remain steady with a moderately low number of transactions occurring. Sale prices and rental levels are generally stable. Bundaberg has seen a small number of 
medical office buildings constructed this year for owner occupation. 

Hervey Bay witnessed the release of The Avenue, which is a community titled office complex located on Torquay Road. 

Grant Collins
Property Valuer
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Adelaide
It’s been a tumultuous year for property markets 
and the office sector has been no exception. 
Whilst we haven’t seen the volatility evident 
in other markets in the office sector, it’s clear 
that sales volumes are down as investors and 
owner-occupiers adopt a wait and see approach. 
Vacancy rates have been steady throughout 
2020, with Adelaide CBD vacancies only 
increasing by 0.2 per cent since January.

At the start of the pandemic, office markets were 
in good shape. The slight increase in vacancy 
rates is mainly due to flat tenant demand. 
Throughout Adelaide, vacancies have increased 
in the core and frame CBD sectors, while the 
fringe sector has seen reduced vacancies since 
January this year.

Office Sector
Vacancy Rate – 
January 2020

Vacancy Rate – 
July 2020

Adelaide CBD – Core 15.4% 15.6%

Adelaide CBD – Frame 9.0% 9.3%

Adelaide CBD – Total 

Market
14.0% 14.2%

Adelaide – Fringe 14.7% 14.4%

Source: PCA Office Market Report July 2020

Throughout the past six months, the historically 
low volume of sales is holding up price points 
for most property sectors. There is limited 
post-COVID sales evidence available and the 
sales that have occurred in the office market 
indicate that prices have not suffered as much 
as initially predicted. In the office market we 

may see increased letting up periods and there 
is the potential for more sub-leasing activity 
with tenants potentially looking to reduce space. 
Vacancy rates are steady despite the work from 
home push, with only slight increases in core 
and frame sectors and fringe vacancies actually 
reducing since January.

On the sales front, the standout is the 
transaction of 50 Flinders Street, Adelaide, in 
the city core precinct. The 15-storey, 21,750 
square metre of NLA office tower is situated 
on the corner of Flinders Street and Gawler 
Place and was purchased by property tycoon 
Nick Andrianakos on 24 August for $174.65 
million at a yield of roughly 6.5%. Cbus property 
developed the building in 2015 with JPE Design 
Studio. Major tenants include the People’s Choice 
Credit Union, BUPA and the South Australian 
government. 50 Flinders Street also features 78 
car parks, ground floor café, six-star NABERS 
energy rating and an on-site crèche operated by 
Guardian Childcare and Education. 

In such an uncertain environment, businesses 
will begin to reduce their cost bases and 
space requirements in the office market. As 
we have touched on in previous issues, there 
will be businesses that transition more of their 
operations to a permanent or semi-permanent 
work-from-home basis and therefore reduce 
their footprints in the office market. Sub-leasing 
and downsizing activity are expected to increase 
as some organisations struggle to return to 
pre-pandemic turnover and revenue levels. We 
are still in an economic environment fuelled by 

JobKeeper and JobSeeker payments; over $12 
billion has been paid from these supplements. 
Whilst the government has announced an 
extension of JobKeeper payments to March 
2021, we may not realise the full impact of the 
pandemic until payments are reduced in late 
September and then again in January.             

Chris Winter                                                              

Commercial Director

South Australia

The office tower at 50 Flinders Street.  Source: JPE Design Studio 
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Perth
As we look back on the year that was for the Perth 
office property market, it is a tale in three parts: 
pre-pandemic; during lockdown; and post lockdown. 

The 2020 calendar year commenced with some 
positive news for the Perth office market. The 
Property Council of Australia (PCA) figures for 
the Perth CBD office market indicated that the 
total vacancy rate had decreased from 18.4 per 
cent to 17.6 per cent in the six months to January 
2020, marking the sixth consecutive period of 
decline and fuelling further signs of the start of 
a recovery in this sector. It also coincided with a 
growing sense of optimism in the broader Western 
Australian economy after a prolonged period of 
subdued activity.

However, no one could have foreseen what was 
to come. The advent of the COVID-19 pandemic 
(which swept into Western Australia during March) 
decimated any notions of a recovery. 

The next five months were characterised by 
an unprecedented level of uncertainty in the 
marketplace and witnessed activity in the office 
sector virtually disappearing. 

During this time, our team observed the following: 

 ◗ Tenants took the opportunity to re-evaluate their 
office space needs in light of employees being 
required to work from home during the height of 
the pandemic; 

 ◗ Leasing deals often fell over during negotiations 
or were significantly re-drafted to account for 

the negative market sentiment and short-term 
uncertainty;

 ◗ The level of incentives offered to tenants 
increased; 

 ◗ Tenants sought rent relief (albeit on a case by 
case basis); 

 ◗ Sale contracts occasionally failed to proceed 
to settlement or terms were re-negotiated post 
acceptance; 

 ◗ Leasing and sale listings were often withdrawn 
as landlords and vendors adopted a wait and see 
approach.

The product of the above was a lack of transaction 
activity, particularly on the sale front, and not 
surprisingly, Perth’s office vacancy rate rose to 18.4 
per cent in the six months to July, according to the 
PCA, with the vacancy rate in West Perth spiking to 
22.1 per cent (up from 17.9 per cent over the same 
period). 

Towards the back end of June however, leasing 
activity for office space appeared to pick up with 
evidence of leasing deals slowly trickling through 
the marketplace. Interestingly, face rental rates 
generally showed minimal, if any, diminution from 
rates achieved pre-COVID-19. 

Yet there remains a 
visible vacancy factor in 
Perth’s recognised office 
districts. It remains to be 
seen whether companies 
will continue to embrace 
a work from home 
policy and this will have 
a profound impact on 
their future office space 
requirements. 

There have been very 
few sales of traditional 
office buildings in the 
Perth metropolitan 
area since March, with the notable exceptions of 
Mineral Resources’ acquisition of the former BGC 
building at 20 Walters Drive, Osborne Park for 
$60.5 million in June and Mair Property Fund’s 
acquisition of 1162 Hay Street, West Perth for 
$10.6 million in March. 

From Saturday, 27 June, Western Australia 
entered Phase 4 of the recovery road map 
meaning further restrictions were lifted by 
the state government. Restrictions on mass 
gatherings were eased and major sporting and 
entertainment venues re-opened. 

Western Australia

Towards the back end of June however, leasing activity for office 
space appeared to pick up with evidence of leasing deals slowly 
trickling through the marketplace. 

Perth Office 
Vacancy Rates

Six-months to July 2020 

Perth – 18.4%

West Perth – 522.1%

Source: Property Council of Australia
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The above decision, on the back of successfully containing the virus for some time and the continued closure of the state’s borders, appears to have provided a 
welcome boost to the local economy and an increase in consumer and, to an extent, business confidence. 

The Western Australian government also recently announced an extension of the Code of Conduct for commercial tenancies for a further six months. The 
announcement was met with opposition from prominent landlords, questioning whether the measures were needed beyond 30 September as owners have 
already incurred significant financial costs. 

The impact on cash flow and the questionable financial strength of incumbent tenants would suggest that office property landlords have been unwilling to put their 
assets to market. 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. 

For now though, Western Australia is closer than most to returning to business as usual and this can only bode well for the office property sector. 

Greg Lamborn
Director

Western Australia is closer than most to returning to business as usual and this can only bode well for the 
office property sector.
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Darwin
By the time of publication, it is expected that 
Manunda Plaza will be open for business. This is 
a new eight-storey office building in the Darwin 
CBD which will be mainly occupied by the NT 
Government. Many departments will be moving 
out of older accommodation around town and this 
will increase the vacancy factor in the Darwin CBD 
which is already one of the highest in the nation.

The most significant sale in the Darwin CBD so far 
in 2020 has been the transfer of the old GPO car 
park from Darwin City Council to Charles Darwin 
University for $14.6 million. The sale is to facilitate 
the construction of a new $430 million CBD campus 
for the university which is to be the centrepiece of 
Darwin’s City Deal, a federal government initiative 
to reinvigorate the CBD.

Two other significant sales in 2020 have been Palm 
Court and Aurecon House. Both of these buildings 
are in Cavenagh Street and both require significant 
capital expenditure to bring them up to a modern 
standard of office accommodation. The properties 
both sold for little more than their 2017 unimproved 
capital values, reflecting the capital expenditure 
required and the moribund demand for new office 
space in the CBD.

Also of interest is the sale of the now-vacant 
BankSA premises in Knuckey Street, in the core of 
the CBD retail area. This sale was to an adjoining 
owner and confirms that the tightly held core CBD 
area remains in good demand from local players, 
almost irrespective of general economic conditions. 
We also note that Landbridge has suspended 
construction of its proposed new luxury hotel for

12 months, citing coronavirus concerns and has 
stated that if it doesn’t resume within 12 months 
it will be shelved completely. Many local hotel 
operators would be pleased if this competition 
didn’t emerge in a market already facing severe 
difficulties, however it would be a blow to the 
Northern Territory construction industry if it does 
not proceed.

So overall, the office market in Darwin remains at a 
low ebb despite anecdotal evidence of green shoots 
in the residential space. This is consistent with our 
forecast at the start of the year; Coronavirus has 
had minimal impact on a market that was already 
oversupplied and has negligible demand.

Terry Roth Director

Northern Territory

Source: hwww.manundaplace.com.au/



Month in Review
October 2020

C
O

M
M

E
R

C
IA

L

24

Canberra
While the full effects of the COVID-19 pandemic are 
not yet apparent, the ACT commercial office market 
has shown resilience during this difficult time. 
The ACT’s large public service sector, short term 
government incentives such as JobKeeper and 
JobSeeker and other various schemes have helped 
provide stability to the market. We are keeping 
a keen eye on the market as the government 
economic incentives are wound back and the full 
impact of COVID-19 begins to be realised.

We have seen strong investor interest in assets 
with strong sublease covenants and sublease 
expiries. This can be seen in the sale in May of 1-4 
/ 17 Denison Street, Deakin for $3.1 million showing 
a passing yield of 6.77% and a rate of $6,090 per 
square metre of lettable area.

1-4 / 17 Denison Street, Deakin Source: realcommercial.com.au  

There has been steady demand for office space in 
the CBD, however we have seen some softening in 
subleasing demand for office space in secondary 
locations with increasing letting up periods and 
tenant incentives required to secure tenants.

Overall the commercial office market in the ACT 
has proved to be resilient in past times of hardship 
and has continued to show its resilience during the 
current trying times and we will be watching with 
interest to see how it continues to perform.

James Feeney
Valuer

Australian Capital Territory

We have seen strong investor interest in assets with strong 
sublease covenants and sublease expiries. 
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Overview
The resilience of residential property markets has 
surprised many this year, with a mix of factors 
including reduced interest rates and wage support 
all playing their part.

One Federal Government scheme that originally 
drew a deal of scepticism was HomeBuilder – a 
program designed to stimulate the construction 
industry and protect employment in the building 
sector.

So, has HomeBuilder and other stimulus bolstered 
the demand for vacant land and new builds in 
markets around Australia? Our teams provide their 
on-the-ground take.

Sydney
Spring is upon us, traditionally a popular time 
for vendors to take established property to the 
market in Sydney, but how is the vacant land and 
construction market holding up? Given the current 
economic climate surrounding COVID, government 
incentives are coming to the fore to help and 
encourage stimulus to both the housing and 
construction markets. There are various incentives 
for first home buyers, new builds and renovation of 
existing dwellings, too many to individually mention 
so we thought this link may be handy:

https://www.revenue.nsw.gov.au/grants-schemes/
homebuilder

In the built-up parts of inner Sydney where there 
is a scarcity of vacant land, the trend currently is 
to head down the home renovation path. In the 

search for new land to build the dream home within 
Sydney, inevitably the search will find its way to 
the outer suburbs of north-west and south-west 
Sydney. It is here that the growth precincts are 
located and where there is a large pipeline of land 
to be delivered over the next decade. There is no 
better place to start.

North and South-West Sydney
The north and south-west growth centres are 
comprised of what was previously rural and 
agricultural land on the outskirts of already 
developed locations. These areas are often based 
around large, master planned estates providing 
new schools, parks, shops and transport links. 
These master planned estates and communities 
provide a one stop shop for their residents and 
young families have flooded to these locations in 
droves. In some cases, families can live, shop, play 
sport, attend school and work, all in one convenient 
location. These planned communities provide a 
semblance of simplicity in what can be a complex 
and time-poor world.

The supply of ready to build land and turnkey 
house and land packages are predominantly in 
the hands of the developers who release lots in 
stages to ensure constant levels of demand and to 
guard against the market being flooded with new 
stock. A flooded market can occur on occasions as 

New South Wales

demand fluctuates and outside influences such as 
lending restrictions, interest rates, infrastructure 
announcements and international pandemics make 
their own impact on the wider market.

Our investigations reveal that demand is strong 
for house and land packages under $750,000 
and for ready to build land that can result in a 
completed product for under that same amount. 
This is due to recent government incentives, 
sustained low interest rates and an achievable 
price point. In addition, developers held off 
releasing stock for fears that COVID-19 would 
further reduce demand. What has occurred is 
that this lack of stock has held this section of the 
market up in the short term.

We have also seen a trend for builders to offer 
discounts of up to $50,000 for some builds in order 
to sign up more clients. This is on the back of a 
declining market suffering the impacts of COVID-19. 
These project style builders rely on quantity and 
turnover of clients to maximise their economies of 
scale and profit margins.

Whilst we saw a drop in approvals at the beginning 
of the pandemic, there appears to be a rebounding 
effect in play currently, in part thanks to the 
aforementioned government incentives and low 
interest rates.

We have also seen a trend for builders to offer discounts of up to 
$50,000 for some builds in order to sign up more clients. This is on  
the back of a declining market suffering the impacts of COVID-19. 
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Whilst demand is still relatively strong, it has to be 
at the right price. We have seen a number of recent 
sales sell for less than what they were purchased 
for in stronger market conditions. Examples of this 
include:

 ◗ 26 Blazer Street, Box Hill - a rectangular shaped 
404 square metre parcel selling for $550,000 
off the plan in September 2017 and reselling for 
$510,000 in August 2020 after being marketed 
for over 100 days with a local agent. 

 ◗ 133 Longerenong Avenue, Box Hill - a 
rectangular shaped 299 square metre parcel 
selling for $360,000 off the plan in August 2016 
and reselling for $350,000 in March 2020 after 
being marketed for 40 days with a local agent. 

A number of land releases have sharpened their 
prices in recent times, with the biggest risk for 
landowners being the sheer volume of future 
supply proposed for the wider region. This may be 
the great leveller for years to come.

When building your dream home, the last thing 
you want is for the end value to be less than the 
cost. Overcapitalisation can catch people out and 
potentially be the catalyst for mortgage stress.

A property at 24 Constellation Avenue, Box 
Hill recently sold for $930,000. This is a two-
storey, five-bedroom, three-bathroom dwelling 
with a single garage. The land is a regular 345 
square metre parcel. After acquiring the land for 
$480,000 in July 2017, the owner will have made a 
profit if the total build cost and any additional costs 
were less than $450,000. 

24 Constellation Avenue, Box Hill Source: realestate.com.au 

North Kellyville is located within north-western 
Sydney and appears to be faring well given the 
current climate. The recent sale of 10 Blue Wren 
Way for $1.98 million highlights that great results 
are still being achieved for the right properties. This 
property is a gigantic 87 square, nine-bedroom, 
four-bathroom dwelling with a high level of 
inclusions. The property was under contract after 
24 days of being marketed.

 

10 Blue Wren Way Source: realestate.com.au 

Further west in the Penrith LGA are the estates of 
Caddens, Glenmore Park and Mulgoa. Our enquiries 
indicate strong demand for land or new dwellings in 
this area. This can be attributed to the price point 
being more affordable than estates situated closer 
to Sydney. 

The last land release at Caddens Hill is all but sold 
out with strong interest for more land in the local 
area. 

Agents are noting that the level of interest in 
western Sydney has risen since COVID-19 as city 
dwellers look to decentralise as the need to be 
located close to work has reduced and the idea 
of a modern family home with dedicated study 
and multiple living areas is becoming more 
appealing. 



R
E

S
ID

E
N

T
IA

L

Month in Review
October 2020

30

appears more common that construction contracts 
are missing key items that render the dwelling 
complete. These items can include driveways, 
fencing, landscaping, window coverings and, in 
some instances, floor coverings as well.

More often than not, the incomplete nature of 
the dwelling will result in the improvements value 
being less than the cost to construct, as similar 
recent sales of completed dwellings won’t allow 
the full realisation of the cost unless the dwelling 
is fully completed. In general, the market wants 
a completed home to move directly into and not 
have to fork out additional expenses and time to 
complete the dwelling when there are options to 
buy similar completed stock. 

South
The Sutherland Shire currently only has one new 
housing estate, The Ridgeway at Barden Ridge. 
The Ridgeway consists of 136 vacant land lots in a 
community title estate ranging from approximately 
550 to 890 square metres. The majority of the 
lots were sold off the plan in 2018 with only 20 
lots left for sale. The contract prices range from 
about $750,000 to $1 million and are generally 

very heated market. Same again for another vacant 
block in Power Ridge which sold in July 2020 for 
$470,000. The previous sale occurred off the plan 
February 2018 for $451,500.

The current vacant land market is painting a very 
different picture in Austral. For an up and coming 
suburb next to the Aerotropolis with fantastic 
accessibility from all areas of Sydney via the M4, 
M7 and M5 networks, the area has seen minimal 
infrastructure and services which has correlated 
with no growth in land values from the height of 
sales in 2017. 

The current scatter gun approach to the 
development of vacant land is far removed from the 
planned out community vibe of Oran Park.  

For example, a vacant land allotment in Cocherell 
Street sold in May 2020 for $384,000. Its previous 
sale off the plan occurred in June 2017 for 
$409,900. Another sale in Bolac Road in October 
2019 was $460,000. Its previous sale off the plan 
in June 2017 was for the same price.

Moving away from the vacant land market, we look 
at valuations on completion of new dwellings. It 

Hillrise is the next land release in Glenmore Park. 
140 lots of the 400 in the current release have sold 
so far with prices of:

 ◗ 350 square metres for $410,000, reflecting $1,171 
per square metre;

 ◗ 375 square metres for $440,000, reflecting 
$1,173 per square metre;

 ◗ 450 square metres for $530,000, reflecting 
$1,177 per square metre.

Within south-western Sydney, there are a number 
of housing estates, some more established than 
others. From our investigations, demand has 
remained constant due to the management of 
supply levels and all-round housing affordability, 
however we are starting to see the property market 
and values within estates perform independently 
and differently from each other. There appears 
to be a direct correlation between value and the 
development of an estate such as Oran Park 
as a fully functional community with facilities 
and services growing with the demands of the 
community versus the scatter gun development 
approach currently seen in Austral.

Oran Park is a well-planned estate with a town 
centre, parks and schools, etc. Over the coming 
years the retail precinct will be expanded and 
introduction of office space and a proposed 
train line will make this estate a fully functional 
community space. Recent land sales have shown 
that although there is plenty of competition from 
competing estates, land values have generally 
increased year on year as buyers are seeing the 
value in a well thought out community hub.

For example, a vacant land allotment in Power 
Ridge sold in May 2020 for $423,000. Its previous 
sale occurred off the plan in March 2017 for 
$408,500 in what many would remember was a The Ridgeway at Barden Ridge Source: Realestate.com.au 
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Notwithstanding wider economic conditions and 
the COVID-19 pandemic, we anticipate that this 
trend of renovating single dwellings will continue 
throughout the remainder of 2020 and into 
2021. Some of the key elements that may might 
drive the renovation demand include: relatively 
cheaper building rates than in recent years; 
record low interest rates; government stimulus 
packages; tax incentives (in some situations); 
and the continued preference to renovate the 
home rather than upgrade or downsize in these 
unprecedented times.

Northern Beaches
Warriewood is currently the only Northern Beaches 
suburb that provides the opportunity to buy land 
in a large-scale housing estate. Karinya and Avora 
are two of the last remaining estates, located off 
Warriewood Road and Garden Street respectively. 
Land sizes in each of these estates typically range 
between 290 and 450 square metres and are 
around $3,00 to $3800 per square metre. 

A recent example of a vacant land sale is 17 Bubalo 
Street, Warriewood. A 290 square metre vacant 
block that was previously sold in January 2017 for 
$995,000 has recently resold for $992,000 in May 
2020 through Raine & Horne, Mona Vale.

Warriewood vacant lot Source: corelogic.com.au 

property to keep it in line with the heritage style 
of the area. Due to this, the majority of renovation 
work is either internal or extending the property to 
the rear or a first floor. 

We have recently noticed an increase in requests 
for valuations for the purpose of applying for 
the New South Wales Home Builder Grant. As 
per information from Revenue NSW, a valuation 
is required to show the value of the property 
(house and land) in the three months before 
commencement of renovation. 

A recent example of this was an enquiry on an 
older style terrace house in Enmore. The property 
was purchased in 2014 for approximately $1 million 
and the owner of the property required a valuation 
to determine whether the current value (prior to 
renovation) would be less than or equal to $1.5 
million in order to meet the eligibility requirements 
for the New South Wales Home Builder Grant.

Enmore� Source:�corelogic.com.au�

considered to be on par with value levels within 
the area. Vacant land in the Sutherland Shire is 
not overly common and therefore usually does 
sell quickly with a relatively high level of demand, 
however it does not appear that the recent 
government incentives for vacant land and newly 
built products have had a significant impact on this 
estate. Given that there is limited vacant land within 
the Sutherland Shire, our opinion is that these 
products will hold their value in both the short and 
long term, albeit impacts from COVID-19 and wider 
economic conditions could obviously affect value 
levels in general. 

Recently we have noticed an increase in 
homeowners renovating their primary residences. 
Renovations range from minor landscaping to 
completely gutting the dwelling. There does not 
appear to be many knock down and rebuilds in the 
current climate. There also seems to be a slight 
decline in the development of duplex pairs in the 
Sutherland Shire with the shift going towards 
renovating and updating a single dwelling, 
which may be reflective of the risk appetite of 
this market and the fact that renovating the 
family home is considered to be a safer choice. 
Anecdotal information and conversations with 
local homeowners suggest that the renovations 
are being completed for the purpose of personal 
preference and to update the properties in 
general rather than specifically to prepare the 
property for selling. 

Inner West/Inner South-West
The inner west region of Sydney comprises a vast 
range of property types, from older character 
dwellings through to modern apartment buildings. 
Many of the older dwellings have some level of 
heritage overlay under local planning regulations. 
These regulations are generally not too restrictive 
and mostly relate to maintaining the façade of the 
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Moss Vale has also seen similarly strong prices 
for this style of home. For example, within the 
Farnborough Estate , three kilometres form Moss 
Vale town centre, one acre parcels with substantial 
family homes have recorded sale prices varying 
between $1.5 million and $2 million over the past 
six months. 

Overall, the medium term outlook for this area 
looks to be a continued trajectory of the good 
growth which has clearly been accelerated in the 
wake of COVID-19 by the region having a very 
strong underlying appeal to predominantly Sydney 
buyers seeking a secondary home or weekender 
style of accommodation or lifestyle buyers seeking 
a change from urban living. The area benefits from 
its commutable distance from the Sydney CBD and 
distance to Canberra, with appeal to young families 
at any entry level all the way up to the Southern 
Highlands’ prestigious rural village style living. 

With respect to future land releases, the larger 
style land developments are slated to continue 
in the medium to longer term, most recently with 
up to 1500 new homes to be built in Moss Vale 
(Coomungie Land Precinct). The caveat here 
however is that the region is now at a point where 
there is a substantial infrastructure backlog 
thanks to years of lack of vision and investment 
by Wingecarribee Council with respect to required 
road, sewerage and stormwater headworks 
upgrades to enable large scale developments to 
come online. This will curtail commencement of 
larger scale development. 

Tim Stevens
Property valuer

Lismore/Casino/Kyogle
Whilst the Council areas of Lismore City, Richmond 
Valley and Kyogle cover a wide physical swathe of 
the Northern Rivers, most of the land and build 

Recent months have provided continued evidence 
that the previously flat vacant land market is 
strengthening. This is clearly evident in Moss 
Vale’s Darraby Estate which is in its final land 
release stage. These parcels moved slowly until a 
surge in activity since June 2020 which has seen 
the majority of these parcels now snapped up. 
The surge of activity has also seen some strong 
results for resales of new houses in these newly 
established estates. This again is particularly 
evident in Moss Vale, Renwick and Bowral. As 
a consequence, we are noting house and land 
valuations stacking up comfortably over the past 
quarter in terms of contract price. 

As always, country style cottage construction 
sympathetic to the local heritage area is achieving 
higher end results from a resale point of view. 
When completed with a high level of finish and a 
good level of landscaping, this style of dwelling has 
resulted in premium prices being achieved within 
certain new developments. By way of example, the 
recent sale of a newly built Bowral Country Cottage 
within Retford Park for $2 million on 1,250 square 
metres of land broke the previous record of $1.75 
million for a similar style home in Retford Park set 
in quarter two of 2019. 

 

Bowral Country Cottage Source: relaestate.com.au 

The market value of a new home typically equates 
to the unimproved land value and construction 
cost. There are a number of established estates in 
the area that keep a steady supply of competing 
stock available, providing transparency to the 
market and options for prospective buyers.

The key driving factors include value for money 
and an improved quality of life. Buying a level block 
of land for less than $1.5 million in an established 
Northern Beaches suburb is a pretty tough ask. 
These new estates provide the opportunity to buy a 
smaller, low-maintenance block of land and build a 
new home for the price of an older three-bedroom 
home on twice the land size in a comparable 
suburb.

Matthew Halse
Director 

Southern Highlands
Over the past six months as the impacts of the 
COVID-19 situation have increased, there has 
been a notably positive shift in market sentiment 
across the Southern Highlands. Initially this was 
concentrated to high end product as well as tightly 
held properties positioned in good central locations 
(think the central townships of Mittagong, Bowral 
and Moss Vale) however as the months have gone 
by, we have seen this shift in positive market 
sentiment across the board including the fringe 
villages of Exeter, Burrawang and Robertson. 
What seems to be a common denominator is high 
demand from Sydney purchasers as regional hubs 
have become more appealing due to working from 
home arrangements becoming more flexible for 
more industries, technology advancements and 
overseas travel restrictions resulting in people 
focusing on stay-at-home lifestyle choices now 
rather than overseas travel which looks a long way 
off into the future.
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economic climate so far. That’s not to say there 
haven’t been any anomalies.

A few instances have been noted of building 
companies from outside the area coming in and 
providing supposed land package deals for prices 
well above the known original asking land sale price 
and inflated construction costs.

In our experience, whilst these proposed dwellings 
have been described as having four bedrooms, 
two bathrooms and double garages, their total 
living floor areas are virtually 50 per cent of the 
size of other residential dwelling development in 
Goonellabah and generally occupy sloping sites.

The recent extension of the Perradenya Estate 
saw 20 lots snapped up in a matter of weeks 
prior to road construction with prices in excess of 
$225,000….and already we are seeing builders 
hover around this area ready to move.

In summary, Lismore City appears to be chugging 
along quite nicely with plenty of land to build on 
and builders available to build on the land for the 
foreseeable future. The demand is there in Casino 
and Kyogle, but unfortunately there is a lack of 
supply. 

The COVID pandemic has had an interesting impact 
on the local housing market around the coastal 
areas of Lennox Head to Evans Head. So far there 
seems to be a very strong demand for properties 
which in turn has left agents with a limited supply 
of properties for sale. Our market seems to be 
artificially inflated due to the movement of people 
from the major cities and in particular Sydney. This 
movement has kept property prices at a premium 

local builders to construct well into the near future, 
regardless of COVID-19.

“COVID, what COVID? Hasn’t slowed us down!” they 
say.

In terms of cost, we have definitely seen an uptick 
in the construction cost, which does put some 
pressure on the property owner to make a deal 
work. In most cases so far, the summated cost of 
the confirmed recent land sale price and the cost to 
construct a dwelling measure up to market value. 
However, what borrowers and lenders MUST realise 
is that the usual to-be-erected valuation requests 
generally includes the land, dwelling construction 
and possibly a driveway ONLY. Other items which 
tend to feature after the initial building of the 
dwelling include the additions of landscaping, 
fencing, turf, gardens, paths, solar power systems 
(very popular), pool – all of which are outside the 
standard building contract. These items can cost 
upward of $50,000 to $75,000 in total…even more 
with a pool.

Therefore, the typical summated cost of a new 
dwelling, driveway, rainwater tank and land sale 
price for a property, say, in Goonellabah, could be 
in the region of $500,000 to $575,000 (depending 
on location and land slope etc). Hence, the 
inclusion of these ancillary improvements could 
push the market value or selling price bracket to 
well over $600,000. In the 12 month period from 
today, we have already noted 13 sales of improved 
residential dwellings over $600,000 in Goonellabah 
alone. Two years ago, this would have never 
been contemplated. So, in essence, the land and 
build cost has been measuring up in the current 

activity is generally taking place in the Lismore 
City area and, more particularly, the suburb of 
Goonellabah and the popular satellite suburb of 
Perradenya on the Caniaba plateau, approximately 
ten kilometres south-west of the Lismore CBD.

For the smaller country towns of Casino and 
Kyogle, there have been limited land releases of 
late generally due to either scarcity of available 
land or the unwillingness of larger land holders 
to make land available. As a result, the forward-
thinking Richmond Valley Council took the initiative 
to purchase a small developable parcel of land 
(Canning Grove Estate) on the north-west fringe 
of Casino to enable some semblance of growth. 
Already, the ten lot (Stage 1) has received plenty of 
interest.

Anecdotal evidence from local builders and larger 
building companies indicate that they have plenty 
of work on the books currently and for the months 
to come.

In the regional centre of Lismore City, there are 
a number of new residential land estates and 
extensions to existing estates which, after what 
appears to be a protracted time frame in getting 
registration of titles even after development has 
completed, are now experiencing a hive of activity 
in building work.

New residential estates such as Eastwood, Hidden 
Valley, Valley View Estate, Pinnacle Estate and 
extensions of existing estates including Mount 
Pleasant Estate in the burgeoning suburb of 
Goonellabah have and are providing a plethora of 
opportunities for the upgrader to secure a brand 
new home and plenty of dwangs and noggins for 

The typical summated cost of a new dwelling, driveway, rainwater tank and land sale price for a property, 
say, in Goonellabah, could be in the region of $500,000 to $575,000.
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purchase rates with strong interest from both 
capital city and local buyers. There is a shortage 
of good quality vacant land in well located areas. 
These parcels are highly sought after. Demand 
is being driven by recent strong government 
infrastructure spending on a new M1 Motorway 
making access to the Gold Coast, Brisbane and 
Coffs Harbour much easier to access. A new jail 
has also recently opened up within the Valley. 
These elements increase population in the area 
and therefore the need for housing. Another 
aspect increasing demand is the increased desire 
of city dwellers to move to regional areas to avoid 
lockdown problems currently impacting cities. The 
lower prices of the Clarence Valley could also be 
seen as a hedge against a possible downturn in 
property prices which may impact the capital cities 
more. Construction is strong in the area with some 
builders reporting they have never been busier. 
Construction of four-bedroom, two-bathroom, two-
garage accommodation is popular. Construction 
costs typically range from $1400 to $1600 per 
square metre of living area, with premium rates up 
to $1,800. Generally these prices are acceptable 
based on market evidence. Low interest rates are 
expected to help the continued direction of this 
market in the short term. The medium and long 
term is unknown and depends greatly on how the 
government protects asset prices with incentives, 
benefits, infrastructure spending and interest rates.

Caitlin Davies
Property Valuer

Coffs Harbour
Coffs Coast has always had a limited to balanced 
amount of supply of vacant land releases at 
any one time. The area has experienced steady 
growth over recent years with regard to new home 
construction with strong demand for land released 
especially within the more sought after beachside 

the shire is receiving from local and absentee 
buyers, however the supply of materials and 
labour is becoming constrained by the border 
closure with Queensland.

Mark Lackey
Property Valuer

Ballina
The COVID pandemic has had an interesting impact 
on the local housing market around the coastal 
areas of Lennox Head to Evans Head. So far there 
seems to be a very strong demand for properties 
which in turn has left agents with a limited supply 
of properties for sale. Our market seems to be 
artificially inflated due to the movement of people 
from the major cities and in particular Sydney. This 
movement has kept property prices at a premium 
and in some areas has also shown a slight increase 
in values. Usually our local area is influenced by the 
performance of capital city markets however this 
flow on effect has not been seen to date.

Future property prices may be impacted by the 
banks once the mortgage relief has been lifted and 
people are then required to go back to paying their 
full mortgage payments. Without full knowledge 
and future impacts of COVID, people are uncertain 
as to jobs and incomes looking forward. The 
building industry has also been impacted due 
to the significant number of trades living in 
Queensland not being able to travel to the Mid 
North Coast for work. 

Bernard Walter
Property Valuer 

Clarence Valley
Within the Clarence Valley there is vacant land in 
several new estates being offered for sale with 
prices ranging from $150,000 in Grafton up to 
$290,000 in Yamba. Agents have reported good 

and in some areas has also shown a slight increase 
in values. Usually our local area is influenced by the 
performance of capital city markets however this 
flow on effect has not been seen to date.

Future property prices may be impacted by the 
banks once the mortgage relief has been lifted and 
people are then required to go back to paying their 
full mortgage payments. Without full knowledge 
and future impacts of COVID, people are uncertain 
as to jobs and incomes looking forward. The 
building industry has also been impacted due 
to the significant number of trades living in 
Queensland not being able to travel to the Mid 
North Coast for work. 

Vaughan Bell
Property Valuer

Byron Bay
The Byron Shire has seen most of its building 
activity occur within the home renovation and 
reconstruction sector. There is currently a very 
limited supply of vacant land in the Byron Shire 
which is driving buyers who want that new house 
feeling towards existing property in need of 
renovation or redevelopment. 

Building activity has remained relatively buoyant 
throughout the COVID-19 crisis with construction 
work being undertaken on a range of projects 
ranging from granny flat and studio additions, part 
renovations and full renovations or rebuilds up 
to and including bespoke high-quality finishes in 
prestige locations.

The small number of vacant land allotments is 
centred around Mullumbimby and Bangalow with 
house and land packages ranging from $600,000 
to $800,000 for medium quality houses.

The construction sector in the Byron Shire is 
likely to remain buoyant given the good support 
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been attributed to the government’s $25,000 
construction grant which if combined with the first 
home owners grant, gives a new homeowner a cool 
$35,000 towards their deposit, which shows a nice 
five per cent on a $700,000 home not bad for a 
day’s work.

We have seen an increase in the price of vacant 
land within larger land developments with 
developers looking to capitalise on the grants, 
however these higher land prices are not always 
stacking up from a valuation perspective due to 
the limited availability of resale lots (a lender 
requirement in our valuations) and the large 
choice of developments offered to buyers. For 
example, within one estate in Cameron Park, lots 
are being listed by the developer at anywhere 
between $20,000 and $60,000 above the 
current market value. At the same time, an 
estate in Medowie has increased their newest 
stage by approximately ten per cent, with lots 
selling well within current market parameters. 
The overall conclusion reached for vacant land 
sales is that increases are being supported by 
the market and are being heavily driven by the 
government incentives.

Now while we have seen an increase in asking 
prices for land, build costs have not increased in 
the same way. A number of the larger builders 
have been running promotions offering one off 
discounts, some as large as $45,000 off the 
contract price. While this discount needs to be 
taken with a very large grain of salt, along with 
the building grants, it has resulted in an increase 
in interest for new homes coming in under the 
$750,000 limit. This is a benefit for most buyers as 

Given the current lack of supply and increased 
demand for land and construction, we cannot see 
this bubble being popped any time soon, however 
we must caution that once the stimulus packages 
have ended and given the country is in a recession, 
any decline in the broader economy or decrease 
in market sentiment could see a softening in the 
market which could result in downward pressure 
on values.

No one has a crystal ball to accurately determine 
the state of the property market long term, 
however the Coffs Coast is well placed to 
ride a storm given the location and lifestyle 
benefits, continuing population growth, regional 
infrastructure expenditure and soon to start 
Pacific Highway bypass which will all play a role in 
strengthening the local economy. 

Grant Oxenford
Property Valuer

Newcastle
To build or not to build, that is the question. With 
the incentives introduced by the government to 
combat the negative effects of COVID-19 on the 
economy and construction industry, it would be 
crazy to think that this wouldn’t have an effect on 
the number of properties being built. The degree of 
this effect? Well that is yet to be seen.

While the full effect of COVID-19 on the property 
market will take months to become clear, current 
evidence is showing that the predicted drop has 
just not occurred - at least within the Newcastle 
area. Local builders are confirming that their 
work pipelines are remaining strong after a dip at 
the beginning of the pandemic. This has largely 

locations such as Sapphire Beach, Moonee Beach, 
Safety Beach which have seen stage sellouts well 
before construction has commenced.

Recent demand for vacant land has noticeably 
increased due to COVID-19 stimulation packages 
geared towards new construction which has 
seen available supply diminish and prices 
being achieved for available land increase. As 
an example, a new infill development at North 
Boambee Valley (two kilometres south of central 
Coffs Harbour) had 450 to 550 square metre 
sites selling in late 2019 and early 2020 for 
$265,000 to $275,000. These sites are now being 
contracted for $290,000 to $300,000 if you 
can get one. We note the majority of demand is 
for level to easy contour sites which suit project 
builders more than sloping sites do. Agents are 
reporting more limited demand for sloping sites 
due to higher construction costs. 

We are also seeing a rise in building costs as 
demand increases for new homes which has 
put pressure on the local building industry to 
cope with this extra demand. This extra demand 
results in longer waiting times, increased cost for 
building products and ultimately more expensive 
homes. Couple the increase in land values with 
rising building costs and we are now seeing the 
end product values exceeding existing value 
levels in many areas. The Coffs Coast is still an 
affordable locality with the majority of house and 
land packages meeting the government stimulus 
threshold of less than $750,000. This makes it 
attractive to first home buyers, investors and up 
sizers alike, creating strong demand.

The Coffs Coast is still an affordable locality with the majority of house and land packages meeting the 
government stimulus threshold of less than $750,000.
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currently being released for Stage 2 with civil works 
yet to commence.

The northern end of the Central Coast has been 
the epicentre of residential land release with 
Hamlyn Terrace and Woongarrah leading the way. 
Wyee has recently released the Radcliffe Estate 
off Hue Hue Road with land holders, mainly first 
home buyers, sparing no time to build their dream 
homes. Investors have also been active in this 
estate with newly constructed dual occupancy 
dwellings emerging.

New land buyers on the Central Coast commonly 
provide feedback centralised around the 
affordability the region offers compared to Sydney. 
We have monitored land sale contracts and a 
large segment of buyers reside in the Sydney 
metropolitan area. The acceptance of employers 
allowing employees to work from home seems to 
be increasing demand across all market segments, 
however in particular the residential land market 
with agents receiving increased interest in recent 
times. This is expected to continue throughout the 
remainder of 2020 until further uncertainty returns 
to the marketplace when the JobSeeker and 
JobKeeper government stimulus packages end.

Syd Triggs
Director

Illawarra
There has been an increase in activity in the last 
couple of months in the Illawarra’s residential 
property market. This includes the demand for 
vacant land.

Developers’ agents in the larger land release 
subdivisions in West Dapto and Calderwood are 
reporting stronger enquiry and a higher level 
of sales, although competition between estates 
means some are still offering incentives to 

scheme is in its early stages, we are starting 
to receive enquiries from private customers in 
relation to satisfying the eligibility requirements. 
Opportunistic property owners are already 
securing finance with consistent instructions 
being received for on completion valuations for 
new builds and substantial renovation or addition 
projects from lenders.

The south end of the Central Coast has seen 
limited residential land release with developers 
concentrating on higher density villa and 
townhouse unit development. Bucking this trend 
is the Kings Estate, located off Kings Avenue in 
Terrigal. Marketed as “the last land release in 
Terrigal”, many vacant land lots have already been 
purchased with resales of land now transacting. 
Recently constructed dwellings have also been 
selling in the estate with agents reporting strong 
buyer enquiry.

A unique development slowly gathering interest 
from the environmentally minded community is 
the Narara Eco Village, located on Research Road. 
Government support was received in the early 
planning phases of the estate with a vision to 
put sustainable development first. Each dwelling 
constructed required a minimum NatHERS 7 stars 
rating. Landowners are required to purchase a 
membership which entitles them to use of the 
community land and buildings located on the 
estate. Development of lots released in Stage 
1 has commenced and we are seeing industry 
leading design concepts implemented. The Narara 
Eco Village website confirms that vacant land is 

providing they haven’t paid too much for the land, 
house and land valuations are stacking up to the 
cost in the majority of cases

Overall we have seen an increase in house and 
land sales driven by the construction grants. The 
future of the values in these estates? Well only time 
will tell but there is a definite risk that once these 
grants finish and should the tables shift with an 
oversupply situation arising, a drop in values may 
be seen.

Liz McAllister
Property Valuer

Central Coast Region
The Central Coast region is located along the 
New South Wales east coast, approximately 80 
kilometres north of Sydney and 100 kilometres 
south of Newcastle, with an estimated population 
of 333 119 according to the Australian Bureau of 
Statistics. With the Australian government guiding 
us through the COVID–19 pandemic, it seems as 
though the property market is slowly regaining an 
element of confidence in the marketplace with early 
signs of increased activity across the region in all 
segments of the market.

In particular and in focus this month is the 
residential vacant land market. The implementation 
of the HomeBuilder Scheme by the federal 
government has given homeowners or land holders 
an added stimulus to potentially build a new home 
or undertake substantial renovations or additions 
to an established property with a $25,000 grant 
on offer for eligible applicants. Although the 

The northern end of the Central Coast has been the epicentre 
of residential land release with Hamlyn Terrace and Woongarrah 
leading the way.
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listing prices much higher as everyone gets on the 
bandwagon of taking advantage of the incentives 
on offer.

Of course, the one constant through any market 
cycle is that quality property always remains quality 
and usually this is reflected in the market value, 
with vacant land being no exception. Topography, 
aspect, views and proximity to recreation, shopping, 
schools and health all rate highly in desirable 
subdivisions. The trend in high demand periods due 
to the stimulus means that all vacant land prices are 
increasing, including allotments that may have been 
disregarded at the higher price by the market under 
normal market conditions.

So bottom line here is that purchasers are paying 
more for land and if you have not purchased land 
yet, 2021 land releases are going to be substantially 
higher than 2020 releases. Then you will want to 
get a house on that dirt you just bought; are you 
going to pay more to build that house? Probably. 
Whilst we have not seen any price gouging 
in construction costs, in fact even some very 
competitive builds, across the board, customers 
may find they are going to pay more for the house 
as well as the land! 

The smart money is with the purchasers who 
keep their heads at the display village, factor in 
the extras of landscaping, fencing and window 
furnishings and have chosen good allotments in 
good locations. The standard suburban dwelling, 
from basic to mid-range is showing that land and 
build will indeed equate to the assessed market 
value at present. However the regional market has 
a fairly high sensitivity to overcapitalisation across 
the entire range of segments, although there 
has been good market activity in the new forever 
home market if the location and overall finished 
product is spot on. The new rural lifestyle segment 

Interestingly, a fire damaged home in Unanderra 
has recently sold as is for $390,000 with the 
purchaser responsible for either significant repair 
work or a knock down rebuild.

Chris McKenna
Residential Team Leader

Albury-Wodonga
The Albury-Wodonga community has shown 
resilience, patience and innovation during the 
past month. Border restrictions finally eased on 
17 September with a combination of the border 
region being expanded and border region residents 
able to travel anywhere within the region with a 
permit. This is set to benefit local business within 
the region.

In regard to the Albury-Wodonga property market, 
as touched upon last month, strong sales activity 
in all residential land subdivisions remains and 
builders report they are at capacity for new 
construction well into the new year as people 
literally scramble to meet the deadlines for Home 
Builder and First Home Ownership Scheme. 

Albury-Wodonga and surrounds are an excellent 
case study for the almost immediate effects of 
government stimulus on the property market. 
Agents report a continuing lack of supply in the 
existing dwelling market, which is also a driver of 
strong sales in this segment, whilst vacant land 
sales are through the roof (albeit not constructed 
yet). Residential land across all segments is in 
demand and we are definitely seeing increased 
contract prices for standard suburban allotments 
through to two-hectare rural lifestyle allotments. 
Developers who had stages ready to bring to 
market in the past few months could not have timed 
it better and quick moving land purchasers may 
have scooped a relatively good price compared 
to the new stages where we are really seeing 

entice prospective purchasers. Prices of resales 
in Calderwood since August have ranged from 
$260,000 for a 408 square metre corner lot with a 
split-level elevation to $450,000 for a 740 square 
metre, near level corner lot designated by the 
developer as a duplex lot. Meanwhile out at West 
Dapto, resales have ranged from $357,500 for a 
460 square metre inside lot situated close to power 
lines to $435,000 for a 465 square metre, gently 
sloping inside lot opposite Wongawilli ponds.

Infill blocks of vacant land are rare in the 
established suburbs. Asking prices vary depending 
on the location, size, topography and view. Recent 
sales include: 

 ◗ a Coledale property for $1.1 million which is a 546 
square metre block with a moderate slope, ocean 
views and DA approved dwelling plans; 

 ◗ a 701 square metre lot towards the escarpment in 
Woonona for $665,000; 

 ◗ recently subdivided battleaxe lots in Corrimal for 
$515,000 and in West Wollongong for $425,000; 
and 

 ◗ a 626 square metre elevated lot in Flinders 
for $580,000 which comes with DA approved 
dwelling plans. 

35 Beatus Street Unanderra Source: Herron Todd White 
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of historically low interest rates, high population 
growth and out of town investors.

Activity has certainly ramped up over the past few 
months since the start of the COVID-19 pandemic, 
mostly due to increased demand from out of town 
purchasers and a lack of stock available for sale. 
In Port Macquarie, we have some of the lowest 
stock (for sale) numbers in memory. We believe we 
will continue to see this over the coming months. 
Hopefully the warmer weather and continued 
easing of restrictions will see a higher level of stock 
hit the market. An influx of cashed up, non-local 
purchasers will also see the high-end brackets as 
well as inland rural residential localities continue 
to perform well, with the more sought after and 
prestige properties achieving prices rarely seen. 
The increased activity appears to be across the 
market, from vacant land, units, established houses 
to high-end properties.

The recent recovery on the Mid North Coast 
appears to be driven by low interest rates and 
buyers from major capital cities looking to relocate. 
With increased working from home capabilities 
for a number or professions, we expect this trend 
to continue in the short to medium term. Whilst 
the potential breadth of impact of the COVID-19 
pandemic is difficult to quantify at this point, it 
appears that the tourism and some retail sectors 
may have suffered from the early impact. 

Adam Lipscombe
Property Valuer

is where things very often do not stack up and this 
will not be assisted by strong vacant land sales in 
areas such as Jindera, Table Top and Wodonga, 
where the cost of establishing the rural residential 
allotment is high and the market expectation of 
ancillary improvements is also high and sales 
evidence often limited.

Spring has definitely sprung in the Albury-
Wodonga region and if all the land sales and as 
if complete valuations convert to actual builds, 
we are set for a local construction boom, with 
the obvious risks of builders being able to meet 
demand in a timely manner without compromising 
on quality and employment in the region holding 
through the continued economic uncertainty 
ahead. Agents report they have a backlog of 
enquiry for existing property from Melbourne, 
local tourism is at the ready to resume and 
our employment base includes many sectors 
unaffected by the pandemic, so it continues to be a 
busy and quietly confident sentiment in the region. 
And we love where we live.

Rachel Anderson
Property Valuer

Port Macquarie 
As in many locations, spring has traditionally been 
a hot time in the property market along the Mid 
North Coast and we expect this year to be much the 
same, with the warmer weather bringing everyone 
out of hibernation and into open homes. This year’s 
market however is unlike any we have seen for 
quite some time. It remained strong but somewhat 
subdued during the first half of 2020 on the back 

The recent recovery on the Mid North Coast appears to be  
driven by low interest rates and buyers from major capital  
cities looking to relocate. 
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an increase of 2.6 per cent compared to last 
quarter (June Quarter Market Insights by Oliver 
Hume Property Funds). This month we are looking 
at the performance of vacant land and house and 
land markets in different regions of Melbourne.

Melbourne CBD
In the fallout from COVID lockdown, the apartment 
market in Melbourne CBD has been hit hard. Due 
to the closure of borders and travel restrictions, 
vacancy rates in the CBD’s apartment market 
remain high. Since the sales rates of off-the-plan 
apartments have stayed low, some developers 
are finding it difficult to meet the requirement 
of lenders, hence the delay in commencement of 
some projects.

The lockdown environment not only changes our 
living habits, but also shifts the way we work. It 
is anticipated that the trend of work-from-home 
will continue after the pandemic. The adoption 
of this new working arrangement may shift 
housing demand outward. Along with government 
incentives, home buyers are more interested in the 
land and house packages in new estates.

Melbourne
Entering the final quarter of the year, Victoria 
is surrounded by much negative news. At 
the beginning of September, Treasurer Josh 
Frydenberg confirmed that Australia was officially 
in its worst recession since World War II, following 
ABS figures showing that the economy contracted 
seven per cent in the June quarter. Premier Daniel 
Andrews announced that Melbourne’s lockdown 
restrictions are not going to end soon unless there 
are no new cases recorded in the state for 14 days.

Amid the economic uncertainty and lockdown 
environment, Melbourne dwelling values recorded 
a 1.2 per cent fall in August (CoreLogic monthly 
home value index). Although the current housing 
market conditions can at best be described as 
uncertain, we are seeing that the transaction 
volumes for vacant land and housing and land 
packages have lifted in recent months. According 
to the REA Insights New Homes Snapshot, vacant 
land sales volumes and enquiry for house and 
land development have increased dramatically 
since July (realestate.com.au). Thanks to the 
government’s $25,000 HomeBuilder grant, the 
new-houses sector is relatively resilient amid the 
COVID-19 crisis.

According to the current market report, the 
metropolitan Melbourne median lot price is 
$318,000 as at the June quarter 2020, reflecting 

Southeast

Land stats 

Source: RPM Real Estate Group

According to the June Quarter Residential Market 
Review by RPM Real Estate Group, there are about 
49 active estates in the south-east growth corridor. 
The report also reveals that the median lot price 
has increased by 1.2 per cent compared to the same 
period last year and reaches $340,000. Although 
the vacant lot prices across the south-east are 
generally more expensive than other growth 
corridors, the trading days of vacant lots in the 
south-east corridors are less than other corridors. 
It reflects that sales transactions are relatively 
active in the area.

The top three of the most popular house and land 
developments are located in the City of Casey. The 
high demand for vacant lots in the area lifted gross 
sales by 6.9 per cent in the June quarter 2020 and 
resulted in quarterly price growth of 1.2 per cent, 

Victoria

According to the current market report, the metropolitan Melbourne 
median lot price is $318,000 as at the June quarter 2020.
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Lilydale, and Kardinia Crescent and Aspen Court in 
Warranwood, the latter of which are experiencing 
vast numbers of pre-sale before lots hit the market, 
highlighting the demand for vacant land in the 
area. The Victorian state government lists land 
being prepared for future sale, subject to potential 
rezoning and remediation after assessment for 
market readiness and conditions. In Melbourne’s 
inner and outer eastern suburbs, a total of 
59.6445 hectares has been declared surplus to 
requirements. A breakdown is shown in Table 1. 
Whilst the outcome for this land is unknown, there 
is potential for more vacant land in the eastern 
corridor to be zoned for residential purposes and 
estates in an effort to satisfy the demand for 
vacant land sales.

The ban on physical inspections until the end 
of October will have detrimental effects on the 
year’s spring residential market. According to 
the REIV, weekly auction volumes dropped 97 
per cent from this time last year. In the medium-
term future, agents report a large amount of 
stock ready to be cleared in the hope of Stage 4 
restrictions in Melbourne easing. If this is the case, 
it may lead to a flooded seller’s market, with the 
potential for properties to be priced to clear. Slight 
imperfections or taste differences may lead to a 
buyer being able to simply look around the corner 
in order to find their perfect property.

Inner North and Outer North
Vacant land continues to sell consistently well in the 
outer northern metropolitan suburbs of Melbourne, 
even during the current Stage 4 lockdown. With 
buyers unable to go to estates and view land prior 
to sale, many estates have invested in interactive 
master plans which include detailed photography 
allowing customers to buy the site unseen. 
Developers from many estates in suburbs such as 
Mickleham, Craigeburn, Donnybrook and Diggers 

the low cost of borrowing and government 
stimulus. However, the new-home sector may face 
challenges when the HomeBuilder Scheme ends 
in 2021. As we know, plenty of enquiries for new 
homes are driven by the current HomeBuilder 
stimulus, so demand for new housing may be 
impacted in the future, especially without the 
extension of the HomeBuilder Scheme or any 
additional stimulus.

 

Lot 1722 Scenery Drive, Clyde North, Vic 3978 Source: realestate.com.au 

Inner and outer East
Vacant land and house and land packages tend 
to come rarely in Melbourne’s eastern suburbs, 
however the demand for vacant land is substantially 
high considering the established and built up 
nature of the inner east. Nerida Conisbee, Chief 
Economist of Realestate.com.au, highlights that 
the government housing grants were supporting 
demand for greater Melbourne’s affordable 
pockets, with a strong interest in house and land 
packages. Tom Travaskis, Head of Development 
at Lendlease, explains that buyers are looking for 
quality properties with open space, good access to 
education and community facilities and that have 
been designed as a part of a masterplan.

Some examples of estates in the east include 
Parc on Plymouth in Ringwood, Kingley Estate in 

escalating the median lot price to $340,000. It is 
generally believed that the high demand for vacant 
land in the growth corridor is underpinned by the 
current government stimulus and also the mass 
shift towards working from home during the COVID 
lockdown. Purchasers have renewed interest in 
low-density living with private outdoor space and 
a larger dwelling which can accommodate a study 
or home office. Moreover, sustainability standards 
require all new homes to achieve a 6.5-star energy 
rating which effectively cuts down on residents’ 
energy bills.

Amid the extension of Stage 4 restrictions, we 
expect that market activity will ease in the short 
term as purchasers are unable to visit sites due to 
the restrictions on travel distance together with 
restrictions placed on agents.

Once restrictions are lifted gradually, we expect 
that purchasers, particularly first-home buyers, 
will become more active in the market due to 
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progressed through the pandemic. The median 
land price in Tarneit was $308,000 in June 
2020, slightly up from numbers in January 2020. 
Wyndham Vale’s median land price as at June 
2020 was $285,000 and Melton’s median land 
price was $282,200. We can see that in these 
areas, land sales have been far superior to land 
sales in well-established areas of the west such as 
Williamstown due to their large supply of vacant 
land and overall affordability.

The biggest driving force for the market’s 
stabilisation is the lack of consumer confidence 
caused by the pandemic. Land prices have 
dropped considerably in all areas of the west in 
the past two years with the main concern being 
that consumers are not in a position financially 
to purchase land and build houses. In areas such 
as Tarneit, Truganina and Melton, there is plenty 
of land supply as various estates are releasing 
new land stages at the same time. Unfortunately, 
due to the condition of the economy, people 
have been unable to secure finance to purchase 
property. The government incentive of the new 
home builder grant has also been a driving force 
and a helping hand for some people to secure 
parcels of land, however this has also been 
neutralised as many people’s work situations have 
been affected by the pandemic.

The demand for volume of construction has been 
consistent across all areas of the western suburbs. 
There has however been a significant dip in 
contract prices for new builds with multiple volume 
builders offering prices in the low $200,000s for 
a four-bedroom, two-bathroom, two-garage build. 
As the pandemic first hit and before the Home 

Three bedrooms, two bathrooms, two car parking 
spaces, sold on 12 August for $410,000 (Source: )

However, transaction numbers will fall as many 
of the houses listed prior to or just after the 
Victorian Stage 4 lockdown have now sold and 
the restrictions have prevented agents listing, 
marketing and hosting open houses for new 
properties. This has been evident by the number 
of auctions and private sales continually trending 
down week by week and seeing no auctions on the 
weekend of 12 and 13 September.

With the current proposed roadmap restricting 
physical inspections until 26 October, many agents 
are concerned they have missed a large portion of 
the spring selling period and that a large number of 
vendors may be unwilling to list in the small window 
coming into the Christmas period and will hold off 
selling until 2021.

The outer northern suburbs should continue to 
perform well as vacant land and the home and land 
packages from many developers continue to be an 
attractive and affordable entry point for many into 
the housing market.

Western Suburbs
Land in the western suburbs of Melbourne has 
always been in high demand. Given that the 
municipalities of Wyndham Vale and Melton have 
some of the largest development areas in the 
country, the current economic climate has had a 
very interesting impact on the vacant land and 
construction market in these areas.

Across the board all areas of the west have seen 
sales volumes and prices stabilise as we have 

Rest are reporting that they have never been 
this busy. This sector of the property market has 
benefited greatly from the HomeBuilder and first 
home (FHOG) buyer’s government grants and low 
interest rates. Many of the large estates are actively 
advertising house and land packages highlighting 
the government grants available.

Valuers in the north are finding that house and 
land packages from $450,000 to $650,000 
are stacking up, however valuations on some 
larger more expensive builds can come in under 
cost. Builders such as Metricon, Simonds, Porter 
Davis and the likes are as busy as they have ever 
been trying to meet orders and comply with the 
deadlines for the government grants.

The strong sales results in established estates and 
built up suburbs have surprised many who were 
predicting a fall in values and transactions. The 
lack of stock, record low interest rates and stimulus 
measures and grants are the leading factor for the 
relative strength in the market. Evidence of the 
strength of the outer north market can be seen 
from the top unit sale according to the REIV for 
the week ending 12 September - 29/60-70 Cradle 
Mountain Drive, Craigieburn.

 

29/ 60-70 Cradle Mountain Drive, Craigieburn Source: realestate.com.au 

The biggest driving force for the market’s stabilisation is the lack  
of consumer confidence caused by the pandemic.
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Charlemont has recorded a five per cent increase 
in median sale price over the past six months 
(CoreLogic). The affordability of these suburbs 
is the main attraction as purchasers can snap 
up a four-bedroom family home for well below 
$600,000, easily below the cut-off for the Home 
Builder grant.

132 Sovereign Drive, Mount Duneed Source: realestate.com.au 

The trend of Melbourne and Melbourne fringe 
residents prioritising lifestyle locations is still 
occurring, with Bellarine Property agents indicating 
that these buyers are driving the market, many 
purchasing sight unseen. Potential oversupply 
will need to be monitored if government stimulus 
packages are removed over the coming months.

Perron King
Director

Mildura 
With the introduction earlier this year of additional 
government stimulus packages for the construction 
of new dwellings, we have seen an increased 
demand for vacant allotments, with some strong 
recent sales evidence of this, however at present, 
there is also a limited supply of vacant land in the 
Mildura region, with several large developments 
still months away from titles being issued. This is 

jumping at the opportunity to secure available 
sites. Emerging suburbs of Lara, Ocean Grove 
and Curlewis have set the tone in the vacant 
land market. Lara and Ocean Grove have seen 
the most growth, recording a 17 per cent and 
28 per cent increase respectively in the number 
of vacant land sales over the past 12 months. 
In the past six months, Curlewis has recorded 
a 2.5 per cent increase in median sale price 
(CoreLogic). The strong growth seen across the 
peninsular region is a direct result of historically 
low interest rates and people choosing to escape 
central locations, with buyers prioritising lifestyle 
locations over accessibility.

 

Curlewis Median Land Sale Price 2020 Source: CoreLogic 

House Construction has continued to be a popular 
choice for Geelong residents. First home buyers 
are extremely active and driving the market, 
taking full advantage of the government grants 
and the promotions developers are offering. Land 
developments such as Armstrong Creek and 
Charlemont are proving to be the most popular. 

Builder’s grant was introduced, volume builders 
were offering these low contract prices as well 
as various promotions in order to secure work. 
The Home Builder’s grant boosted volumes of 
construction through volume builders and large 
promotions that were on offer at the start of the 
year have since been taken off the table suggesting 
a stable amount of construction in the pipeline for 
the foreseeable future.

The driving forces and why consumers choose 
to purchase property in the western suburbs is 
because it is affordable compared to metropolitan 
Melbourne and it is within close proximity to the 
CBD. There is a consistent and ample amount 
of land supply and larger land sizes available, 
which is a huge selling point for the Wyndham 
Vale and Melton region. The pandemic may force 
people’s needs to change in the future in terms of 
properties and dwellings. Larger parcels of land 
and home offices may be more attractive rather 
than apartments in closer proximity to the CBD. In 
the medium term, the house and land market in all 
areas of the west will stabilise and in the long term 
we expect prices and volumes to excel and get back 
to where the market was post COVID-19.

Perron King
Director

Geelong
Greater Geelong has continued to see strong 
growth in the vacant land market. Much of the 
region’s growth and activity is on the back of 
government grants, with first home owners 

First home buyers are extremely active and driving the market, 
taking full advantage of the government grants and the 
promotions developers are offering.
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in the Warrnambool region and depreciation 
benefits attributed to new dwellings, the recent 
government stimulus measures are acknowledged 
as a key driver of the construction demand. 
Interestingly, the same builders reporting 
increased construction interest also report a 
general lack of understanding by potential clients 
as to the details and eligibility requirements for 
government grants and incentives.  

Looking forward, Warrnambool is in a positive 
position with regard to vacant land uptake however 
we will be monitoring the impact on values and 
demand as government initiatives are rolled back 
and a number of new estates enter the market. 

Adrian Castle
Certified Practising Valuer

Shepparton
Vacant land under $200,000 due to be titled in 
2020 was all but sold out by early August, with 
only a few remnant blocks remaining. There are 
a few estates with larger lot offerings around the 
half acre and commanding over $200,000 which 
still have some land available, but these areas 
are always slower to move as they represent the 
top end of the local estates and appeal to a more 
discerning buyer.

Some blocks have been re-sold during this crazy 
time and have seen $20,000 increases in value 
in as little as six months. The rush of purchasers 
came as a direct result of the federal government’s 
$25,000 grant, which sees first homebuyers in the 
region eligible for up to a combined $45,000 in 
state and federal government grants.

Nearly all of the volume builders have been turning 
away customers who want to enter into a building 
contract before the 31 December deadline for 
the federal grant, as they simply don’t have the 

Warrnambool
Vacant residential land in the Warrnambool area 
has seen strong demand in recent months and 
despite new subdivisions entering the market, it 
appears that the thirst of buyers across a number 
of price points is yet to be quenched.

Buyers targeting a lower entry point have few 
options available with a number of relatively 
affordable subdivisions located in the north 
Warrnambool area starting from circa $150,000. 
The family-friendly suburb of Dennington, located 
west of the Warrnambool CBD, has been selling 
well with standard 600 to 700 square metre 
parcels of land typically moving for $110,000  
to $130,000.

Mid-level buyers in the $200,000 to $250,000 
range have fancied the Mervue Estate in south 
Warrnambool. Mervue offers buyers good proximity 
to the golf course, beach and city centre. Parcels 
within this subdivision are larger than those found 
in north Warrnambool with sizes ranging from 900 
to 1,200 square metres.

The increased sales activity in the residential land 
market in Warrnambool has, by association, led 
to a rise in new home construction as evidenced 
by a jump in the volume of construction valuation 
reports completed by the Warrnambool office. 
Construction contracts typically stack up with 
the combined cost of land and construction being 
supported by market evidence. Further proof of the 
booming construction demand comes in the form 
of conversation with a number of builders. From 
the locally founded and operated builders to larger 
national branded builders, all are reporting a huge 
spike in new contracts.

Looking beyond the current low interest rate 
environment, solid investment returns offered 

resulting in purchasers competing for the limited 
land available at present. 

Traditionally the majority of growth and new 
developments has been located towards the 
Mildura South area, however more recently several 
large developments have been completed in 
Irymple, Red Cliffs and Gol Gol. These surrounding 
towns have seen a significant appreciation of land 
values, particularly in Irymple.

An example of this uplift is the recent sale of 
8 Kensington Court, Irymple for $219,500. 
This property comprises a 1005 square metre 
allotment in a modern subdivision set between 
the Irymple Primary School and Irymple 
Secondary College. During 2019, similar sized 
allotments in this subdivision were selling for 
around $165,000.

It will be interesting to see whether demand 
continues at the same pace as we move into 2021. 
It is possible that sales volumes will reduce to more 
typical levels at the same time as a number of large 
subdivisions come on line. At this stage it is difficult 
to see land values rising further in the current 
market cycle.

House construction activity is expected to 
continue at strong levels in the short to medium 
term, with most of the current land buyers 
expected to build rather than sit on their land. 
This will provide a welcome boost to our local 
economy. For local people in secure employment, 
investing in their homes is likely to remain a focus, 
given the inability to travel and general fear that 
a national recession will drag down other forms of 
investments, such as the share market.

Jake Garraway
Residential Valuation Manager 



R
E

S
ID

E
N

T
IA

L

Month in Review
October 2020

44

capacity. One volume builder has reported selling 
12 months’ worth of new homes in eight weeks.

The majority of construction valuations are 
stacking up in the sub $550,000 bracket, although 
homes that fall north of $550,000 are increasingly 
hard to stack up in the area. However with the heat 
that is in the regional Victorian property market at 
the moment, this may shift quite quickly once more 
homes are offered for sale, allowing values to rise.

Local agents have reported that a number of 
capital city residents are looking to make the 
move to the region due to COVID-19 forcing many 
businesses to embrace the online model. This 
allows families to chase lifestyle when choosing 
where they want to live. The region still offers very 
good buying compared to other large regional 
centres.

Luke Jorgensen
Property Valuer
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Brisbane
Our mix of capital city cool, relative low density 
(compared to Sydney) and community freedoms 
due to little COVID transmission are working 
together to make Brisbane look like a pretty 
attractive option for investors and new residents.

A survey of 1000 investors by industry group, 
Property Investment Professionals of Australia, 
published in September showed 36 per cent 
believed Brisbane was the best capital-city 
investment prospect for the coming year.

While the pandemic is stopping new Queenslanders 
from crossing the border and is causing immense 
pain to industries such as tourism and hospitality, 
there’s a general expectation that we will fare nicely 
once we get to the other side of the pandemic.

In further confidence-boosting news, analysis 
published by CoreLogic in September showed 
Brisbane’s capital city home values are up 1.3 per 
cent on the year to date and 3.8 per cent across the 
past 12 months.

These are heartening results given the fear felt at 
the beginning of 2020.

So, on the back of this, how are our vacant land 
and new-build markets performing? Very nicely, 
according to our team.

The overriding observation is that a combination of 
factors is bolstering this sector.

Confidence, as described above, is a big deal 
among potential purchasers and it’s beginning to 
swell. While most property buyers understand the 

Queensland

wisdom of holding for the long term to maximise 
capital gains, very few want to see their asset’s 
value fall straight after the contract’s ink is dry. 
There’s less fear of this happening in and around 
Brisbane at present, so purchasers are eager to act.

Interstate migration is also helping boost sales. 
We were tracking very nicely in this department 
up to the end of 2019. Of course, that number has 
plummeted since the 
boom gate came down 
on our hard borders, 
but selling agents 
are reporting a rise 
in enquiry from out-
of-towners. There’s a 
sense of anticipation 
that we’ll see some 
serious improvement in 
interstate arrivals once 
folk can cross state lines 
more freely. After all, 
we offer a great lifestyle 
and working remotely is no longer a pipe dream for 
many Australians.

Another plus is low interest rates. Money has never 
been cheaper and for those with the ability to 
access it, the opportunity is obvious. The key here 
is being able to get a loan. Lenders are perhaps 
a little more relaxed about lending criteria than 
they were in the immediate aftermath of the Royal 

Commission, but they are still careful about what 
risks they take on.

Another big driver for the land, new-build and 
renovation sectors in particular are government 
incentives and stimulus. Despite the fact that 
when first announced, HomeBuilder was pilloried 
for being too restrictive in its criteria, we are 
seeing plenty of mortgage security valuations 
coming through the door on the back of buyers 
looking to utilise the scheme. If you combine 
that with first home buyer incentives and stamp 
duty reductions on offer in Queensland, there’s 
opportunity for those looking to step into the 
market early, particularly if their savings towards 
a deposit were a little light. Channel Nine recently 
reported on a 19-year-old McDonalds worker 
who’d been saving to buy her first home since 
she was 11. While she’d put away $30,000 for a 
deposit, she was also eligible for another $40,000 
in federal and state government grants for her 
new build in Logan.

Finally, Brisbane and its surrounds offers a 
relatively inexpensive option for buyers – and 
that’s a key incentive at present. People are being 
very cautious with their money in the shadow of 
COVID. Brisbane provides buyers with the chance 
to own a new home within easy reach of a major 
CBD at substantially less than it would cost in 
Sydney or Melbourne.

Confidence, as described above, is a big deal among potential 
purchasers and it’s beginning to swell. 

3.8%

Brisbane’s 12-month 
home values up
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was, however, an instant surge in land sales. This 
appears to have slowed to a steady pace. Most 
recently, there appears to have been a softening in 
sale prices if some of the most recently sighted land 
contracts are any guide.

Sale prices within the new estates of Coomera are 
reflecting a square metre rate of between (circa) 
$675 and $775. Generally speaking, most of the 
land sales reflect levels of five to ten per cent above 
what the resales evidence reflects.

The majority of build contracts are being analysed 
as to be within fair and reasonable industry 
parameters. The building contracts that appear 
most likely to be at risk and analysed above 
market parameters are those from the estate 
developers themselves. 

The northern end of the Gold Coast is the growth 
corridor characterised by large developing estates 
and new, modern, sprawling suburbs. There are 
still large pockets of englobo land development 
opportunity and as yet there is very little in the way 
of demand for infill development. 

There has been a lift in demand for rural residential 
sites in the more modern estates. Sales have been 
strong in Maudsland, Mount Nathan and Ormeau 
with sales of good selectively or cleared allotments 
selling between say $450,000 and $600,000. 
Hinterland vacant sites are also selling well. 
Examples are estates at Woodhill and Tamborine 
where good circa 4,000 square metre cleared 
allotments are selling at between say $280,000 
and $360,000.

The major factor playing out in the northern 
Gold Coast is the dire lack of sales listings of 
established dwellings. Less people are listing their 
properties, yet demand has been fuelled by low 
interest rates and other buyer incentives. Agents 

contemporary rendered brick and imitation 
weatherboard dwellings are also in demand – 
particularly in areas such as Pallara and Spring 
Mountain where the sub-$600,000 price point 
runs hot.

 

This new Pallara home sold for $590,000 Source: realestate.com.au 

Another factor worth noting is that, depending 
on the location, builder and plans, the end value 
of house-and-land projects are stacking up to 
contract price more often than in the past. This is 
particularly true of inner and middle-ring suburbs 
due to high demand and limited supply.

As to whether this state of affairs will continue into 
the medium and long term is entirely dependent 
on an extension to the builder’s grant, interest rate 
fluctuations and also availability of stock (land).

If these variables remain sound, then demand will 
remain strong.

David Notley 
Director

Gold Coast
 North and North West
Seemingly within days of the government 
announcement of the vacant residential land 
stimulus package, many of the local estate 
developers marked their land sale prices up. There 

So, onto the specifics of land and construction.

Our valuers confirm that strong demand and 
increased sales rates are evident in estates 
throughout Brisbane’s growth corridors, with 
reports from developers of record sale numbers 
and stages selling out in a mere matter of weeks.

Many Brisbane region developers are reportedly 
finding it difficult to keep up with stock levels 
due to high demand. Accordingly and contrary 
to some early 2020 predictions, prices have 
gradually increased.

The same can be said for infill subdivisions and one- 
or two-off vacant blocks in established suburbs.

That’s flowed through to small development sites 
too where splitter opportunities with underlying 
subdivision potential are in hot demand.

For example, a Loganholme infill subdivision saw 
excellent demand from buyers according to its Ray 
White agent. The eight-lot project sold out within 
its first week and at list prices of $245,000 to 
$265,000 for 350 to 440 square metre blocks all 
sharing a common driveway. Buyers were a mix of 
first home buyers building single unit dwellings and 
investors establishing dual-occupancy structures.

Increased demand for fringe and outer suburban 
allotments is definitely a function of affordability. 
For those vacant sites in established suburbs, the 
lack of supply is helping prop prices up.

Focusing on the construction industry and we 
are seeing a ramp up in activity for builders. The 
market is being driven by confidence with low 
interest rates/cheap money, builder incentives, first 
home buyers grant and builder stimulus all playing 
their part.

Reproduction Hampton style homes are still very 
popular with the general market but modern 
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reports of strong demand in a new estate in Cudgen 
known as Kings Coast. 

Contributing factors to the continued strong 
demand in the area may also stem from improved 
infrastructure. The Tweed Valley Hospital site is 
cleared and under construction, with government 
spending increased by another $90 million in March 
to fast track the development, creating another 
800 jobs during the construction stage.

As we progress through this current, strong growth 
cycle occurring on the southern Gold Coast and in 
northern New South Wales, we predict an eventual 
stabilising of prices, however with no evidence to 
suggest a slow down at the time of writing this 
article, only time will tell. Again, don’t we wish we 
had a crystal ball!

Janine Rockliff 
Director

Sunshine Coast
As mentioned in a previous Month in Review, 
the continued low numbers of COVID-19 in the 
community and the various government stimulus 
packages have all assisted in improving confidence. 
On the back of this confidence there’s no doubt 
there’s been a resurgence in the land and 
construction sector on the coast.

Indications of this resurgence can be seen from the 
most recent releases in the various estates around 
the coast. Stockland’s Aura estate and Avid’s 
Harmony estate have both been recording good 
volumes of sales with most stages being sold out 
at or soon after release. This land activity is then 
transferring into the construction sector where 
we are seeing a higher volume of construction 
valuations been ordered.

With the construction grants on offer and the 
looming deadline before they close, we are seeing 

are predicting that the Gold Coast property market 
will be saved by a southern migration. It is definitely 
interesting times and we all wish we had the benefit 
of a crystal ball.

Southern Gold Coast and Northern NSW 
Vacant land sales across the southern Gold Coast 
and northern New South Wales area maintained 
strong results throughout 2020, with very limited 
new stock available throughout the area. 

Some examples of new land subdivisions in the area 
are seen along Fraser Drive in Tweed Heads South 
and Terranora with developments such as Fraser 
Cove and Altitude seeing reasonably steady sales.

Coolangatta will see a unique redevelopment of the 
site at 199-203 Boundary Street known as Freedom 
Rainbow Bay, which will comprise 16 freestanding 
homes. The development has reportedly attracted 
very strong interest and the developer has stated 
that it is now sold out.

The final stages of Casuarina known as The Village 
are already seeing strong re-sale figures with 
multiple instances of significant increases from 
initial developer sale prices in 2018 and 2019. 
Driving factors around the surge in prices stem 
from interstate migration and the lack of supply of 
new beach-front stock. Purchasers from our capital 
cities in particular are still seeing relative value in 
these areas. 

We have heard reports of a recently proposed land 
subdivision of 17 allotments varying from 557 to 
1030 square metres in Cabarita Beach known as 
Freedom Caba selling out in just hours, as well as 

are reporting that the few listings they do have 
are typically selling very quickly with multiple 
offers and in many cases are selling above asking 
price and at levels higher than 2019 levels. We 
are speaking to cashed up, ready buyers who are 
now stressed as they find it difficult to compete 
for a purchase. This phenomenon appears to be 
a glitch in the local market as we suspect that the 
majority of homeowners want stability due to the 
uncertainty surrounding COVID-19, so are putting 
off selling at this time. The situation of few sales 
listings may be contributing to demand for new 
house-and-land sales.

The northern Gold Coast was hit very hard by the 
GFC which notably caused a 0.5 per cent national 
economy retraction with an approximate four year 
lag from 2007/2008 until the market absolutely 
bottomed out in 2012. The market that year was 
driven down by large numbers of lender-forced 
sales, with many suburbs falling in value as much as 
30 to 40 per cent.

Move forward to today, where the economy has 
retracted 7 per cent coupled with very pessimistic 
national unemployment and tourism predictions, 
and what does that bring to our region? Many 
buyers of house-and-land packages will more than 
likely do it tough through the next five years or 
so. Following the steps of the GFC, the majority 
of owners who can weather a market storm will 
be those who can maintain their incomes and 
mortgage obligations. At some point, this market 
within the Gold Coast region will bounce back as it 
did after the 2012 crash. Many players in the market 

As we progress through this current, strong growth cycle 
occurring on the southern Gold Coast and in northern New South 
Wales, we predict an eventual stabilising of prices.
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Pricing in the more popular estates in the 
Rockhampton region can start at around $150,000 
for a smaller allotment of approximately 400 
square metres. A house-and-land package for these 
lots is generally around $400,000. Standard size 
allotments generally around 700 square metres 
and above are starting at around the $170,000 
mark and depending on size, elevation and views, 
can fetch up to around the $200,000 mark, with 
some being early $200,000s. A house-and-land 
package for a standard size home on a standard 
size allotment is generally in the mid $400,000s, 
however can get much higher depending on the 
buyer’s budget.

Whilst the builder’s grant and first home buyer’s 
grant have been well received in the area, we see 
a continuation of the current positive trend into 
2021. The Rockhampton and Capricorn Coast 
regions have a number of ongoing projects 
that have brought people to the area. Rental 
vacancy rates are extremely low with rental 
prices generally increasing. Available stock is also 
limited for modern homes with agents reporting 
multiple offers and time on the market very low 
on well-presented homes. Builders and associated 
trades are extremely busy and struggling to keep 
up with demand. With these factors taken into 
consideration, we believe things should continue to 
remain positive going into 2021.

Cara Pincombe
Property Valuer

Emerald
We have not seen any surge in house and land 
packages in the Central Highlands region apart 
from Moranbah which is seeing the majority of 
vacant lots within town being quickly taken up. In 
the major regional centre of Emerald, construction 
of new homes has been steady with a marginal 

been for a long time, that with all the stimulus 
around COVID-19, once it stops are the current 
levels sustainable? 

Stuart Greensill 
Director

Rockhampton
Land sales and construction in the Rockhampton 
region had been increasing up until the COVID-19 
pandemic with sales of land and house and land 
packages in modern estates attracting good 
numbers, along with the rest of the market. The 
pandemic, whilst slowing things up for a month or 
so, is almost non-existent in this region and we have 
seen a continued trend of land and house-and-land 
packages being popular. Modern estates in both 

Rockhampton and Yeppoon are proving to be more 
popular than ever. A number of estates have sold all 
available stock and also have the majority of lots in 
the next stages on hold. This includes land that will 
not be available until early 2021.

Pricing of land in the Rockhampton region is 
dependent on location, size and the gradient of 
the allotment. Buyers have a range of choices 
depending on their budget. Secondary locations 
generally provide an opportunity to buy a standard 
house allotment of around 600 square metres 
for around $100,000. A house-and-land package 
on these allotments can be around the mid 
$300,000s. These areas are not seeing the uptake 
of the more popular estates within Rockhampton 
and the Capricorn Coast.

some mad scrambling to find land and a number 
of land re-sales that have shown good growth in 
values. One example is Olivia Crescent, Nirimba 
(Aura), 296 square metres, which previously sold 
in May 2019 for $210,800 and was re-sold for 
$250,000.

This is even more prevalent as you get closer to 
the coast. Stockland also operates the Bokarina 
Beach development along the Kawana Beach areas 
between Caloundra and Mooloolaba. A recent re-
sale is 30 Singlefin Crescent, Bokarina, 250 square 
metres, which previously sold in March 2019 for 
$427,000 and re-sold in July 2020 for $585,500.

We also saw some strong interest in a rare vacant 
land sale in the beachside area of Buddina near 
Point Cartwright. The property was located at 22 
Lalwinya Street, Buddina and is a 567 square metre 
lot which went to auction on 5 September and sold 
under the hammer for $770,000. Considering you 
can purchase an older style house in the area for 
under that mark, this would indicate a premium, 
but really, if you want a clean canvas in a good spot, 
where else do you go?

Importantly, these increases we are seeing are 
not only being achieved in the beachside suburbs 
on the coast. Hinterland estates have also seen 
increases in demand with a notable increase in 
values. An example of this is a vacant 700 square 
metre lot in the hinterland township of Mooloolah 
Valley which was originally purchased from the 
developer in May 2020 for $270,000 and was 
resold only a month later for $292,000.

With the upward pressure on land values, we 
may see some struggles to support construction 
valuations with sales of the existing built product. 
This is something that has occurred in the past but 
at the moment, with the buoyancy in the market, 
the value has been there. The question is and has 

Buyers have a range of 
choices depending on  
their budget.
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Infill residential and rural residential allotments in 
various locations are also being snapped up, some 
at well above current market parameters and all 
by buyers wishing to take advantage of current 
stimulus packages on offer.

Most new building packages from mainstream 
local quality builders in Gladstone stack up just 
fine, however we have also seen a recent increase 
in investment activity, particularly on smaller 
allotments marketed by project marketers to 
southern investors at very inflated prices. With the 
increased demand, some mainstream builders are 
beginning to reach capacity and as such we have 
seen the emergence of low volume and specialty 
builders out in the market. These smaller builders 
typically in the past may have only built one or two 
homes a year, however specialize in two-storey or 
higher quality homes.

It is highly likely that the increasing trend of 
new construction activity will continue for the 
foreseeable future until the stimulus packages 
end. There is still good value to be found in the 
region despite the shift in market conditions and we 
consider that new construction will continue once 
the stimulus packages end, albeit at a slower rate.

Regan Aprile
Associate Director

Bundaberg
With the introduction of the various government 
stimulus packages for the building sector and 
competitive offers from banks, we have seen a 
strong increase in new builds and land sales in the 
region.  Demand has been stronger than we all 
anticipated. Affordability is still a main factor in 
our region along with an attractive lifestyle. This is 
attracting city dwellers away from the city centres 
and out to our region.

Despite COVID, the general sentiment is pretty 
positive, with strong employment in the resource 
sector, infrastructure and government continuing 
to drive our economy. 

Michael Denlay
Director

Gladstone
The government stimulus packages for the 
construction sector have had a marked impact on 
the Gladstone market. We have seen a significant 
rise in the number of new builds since the stimulus 
packages were announced.

Well-located, near-level vacant lots are getting hard 
to come by in the region. Larger estates such as 
Vantage (developed by Peet) on the western urban 
fringe have recently started selling lots again after 
a lengthy period of low sales rates after the boom. 
The first few sales we have seen in this estate are 
around the $130,000 to $140,000 mark for 700 
square metre allotments.

Small lot estates such as Oasis in Kirkwood and 
Hill Close in Clinton are getting lots away for sub 
$100,000 for typically sub 400 square metre 
lots. Most purchasers of these smaller lots are 
investors building house-and-land packages 
and first homebuyers on tighter budgets. Other 
estates in the region such as The Sands in 
Tannum Sands, Riverstone Rise in Boyne Island 
and Cloudscape in Calliope have also seen a flurry 
of recent activity after a prolonged lack of sales 
activity in recent years.

increase in demand. With construction costs very 
high, it appears that people wanting something 
modern are still prepared to buy an established 
home of eight years of age with shed and pool at a 
depreciated rate.

Kerry Harrold 
Residential Valuer

Mackay
The introduction of the government’s stimulus 
packages designed to promote new home 
construction has definitely had the desired 
effect in Mackay. Demand for vacant land has 
increased significantly, with one large developer 
on record saying enquiries had increased over 
400 per cent. Even blocks that had been on the 
market for extended periods have been snapped 
up. Almost all the major estates in Mackay have 
sold out of existing stock, with the race on now 
to develop more allotments. The demand has not 
been limited to any particular estate but has been 
across the board.

Land prices typically start at the $150,000 to 
$200,000 mark in most estates, with land sizes 
ranging from 500 up to about 700 square metres in 
this price range. For land greater than 700 square 
metres, prices rise to between $200,000 and 
$250,000.

Construction costs vary, but a typical four-
bedroom, two-bathroom home with double lock 
up garage, with a total floor area of between 
200 and 250 square metres under roof will cost 
around $350,000 and increase depending on fitout 
and ancillary improvements. This gives a total 
house and land package of between $500,00 and 
$550,000 depending on land size and dwelling 
constructed. Sales in new estates of new homes 
tend to support the value levels.

Well-located, near-level 
vacant lots are getting hard 
to come by in the region.
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increased building costs) with the buyer ending up 
with a similar or possibly even a larger mortgage than 
if the grant didn’t exist. The grant also has the effect 
of bringing forward demand and lessening demand 
to some degree for established homes which makes it 
more difficult to support the price of the new home.

A good outcome will be increased building activity 
in 2021 with any increase in the supply of land able 
to match demand but not result in an oversupply 
and continued demand from new parties wanting to 
build homes in 2021 once the grant finishes. A poor 
outcome will be an increase in the supply of land 
which results in an oversupply and a lack of demand 
for new homes in 2021 and a lack of work for 
builders in the second half of 2021 and into 2022.      

Craig Myers
Director

Hervey Bay 
The Fraser Coast area has experienced very high 
demand for vacant land since the Homebuilder 
package was announced by the federal 
government.

Sales have been consistently occurring in 
established estates as well as smaller infill 
developments with prices predominantly ranging 
from $160,000 to $200,000. Sites typically range 
between 600 and 1000 square metres offering full 
council services. Existing estates with exhausted 
land supply are now scrambling to develop their 
next stages to take advantage of the elevated 
demand. Local builders have reported that many 
clients have land waiting to settle or be titled before 
they can proceed to the building phase.

A new estate in Point Vernon known as Pandanus 
on the Point has recently been released offering 
27 fully serviced lots from $167,500 with sizes 
ranging from 543 to 850 square metres. Most 

It appears that there are virtually no developed 
blocks of land left in Cairns that are easy to build 
on. Only steep sloping blocks remain and even they 
are generating some interest. We are seeing land 
prices increase up to 10 per cent in some instances 
which in many cases is the only increase in price 
since around 2018. Builders are very busy trying 
to lock in clients before the 31 December deadline 
and then start construction within three months of 
the contract date. Many of the buildings will need 
to be started in the middle of the wet season so 
we’re likely to see plenty of concrete slabs sitting 
around going mouldy in the first half of 2021. The 
increase in activity is widespread throughout 
far north Queensland including the Atherton 
Tablelands, Cassowary Coast and the Port Douglas 
and Mossman areas.

We are seeing constructions costs starting to 
push up with examples of increases in the range 
of $100 to $300 per square metre of building area 
compared to rates we were seeing in the first half 
of 2020.

When completing as if complete valuations, we 
don’t just add the land value to the building cost 
to work out what it is worth. Cost doesn’t always 
equal value and better value can often be found 
in the established home market. This is why it is 
sometimes difficult to support the total of the land 
plus the building cost when similar established 
homes are selling for less. It is a bit like the old 
saying that everybody drives a used car; it doesn’t 
matter what your new car cost, when you come to 
sell, a buyer is only interested in what it is worth 
compared to other cars on the market. 

The HomeBuilder grant is having a similar effect 
to previous grants and in some instances the grant 
ends up being passed onto the vendor of the land 
(due to increased land prices) and the builder (due to 

New estates both in the coastal areas and city 
centre are all going well. The majority of coastal 
estates including Bargara Rise, Outlook, Bargara 
Beach Estate, Headlands Estate and Elliott Heads 
are all going strong. Other estates in Ashfield, 
Svensson Heights, Sharon and Branyan are also 
popular due to their location close to schools and 
services and their affordability.

Like other regions, until these stimulus packages 
end, it is likely this strong trend of new construction 
activity will continue for the foreseeable future.

Catherine Kersnovske 
Property Valuer

Cairns
The announcement of the HomeBuilder grant on 
4 June 2020 had an immediate positive impact on 
the volume of construction valuations completed 
by the Cairns office. The graph below shows a 
relatively steady number of instructions each 
month up until June 2020. There was a 33 per cent 
increase from May to June, a 50 per cent increase 
from June to July, a 28 per cent increase from July 
to August and we are on track for the high levels to 
be maintained in September.

 

Number of valuation instructions Source: HTW 
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Toowoomba
Having very few COVID-19 cases in regional 
Queensland together with government stimulus 
packages is underpinning the current boom 
in demand for vacant land and new house 
construction. Builders across Toowoomba and 
the broader Darling Downs region are reporting 
unprecedented levels of interest. Demand is coming 
from first home builders but also from upgraders 
and retirees moving in from western Queensland. 

Until recently, there was a selection of housing 
estates around the Toowoomba periphery that 
contained residual vacant land stocks that had 
proven difficult to sell to local buyers. Suburbs 
containing a selection of these estates include 
Cotswold Hills, Highfields and Kleinton.

Developers are now fast-tracking further 
subdivision stages that had previously been 
earmarked for development at some point in the 
future. A challenge to the industry remains the 
cost versus value equation. In some instances, the 
cost of house construction plus land may exceed 
the property’s achievable value due to competition 
provided by existing product. 

However, the established housing market is also 
trading well with agents reporting strong buyer 
enquiry and a shortage of listings, which is 
helping sellers. 

To date, there has been no significant uplift in 
vacant land prices however it is reasonable to 
expect developers to increase pricing in line with 
demand. Below is the 15 year trendline for vacant 
land sales and median price in the Toowoomba 
Regional Council area:

In-fill vacant land lots remain thinly traded due to 
a shortage of supply. Changes to local planning 
guidelines after the unit construction boom 

powering on. Sentiment is positive and this in turn 
is feeding through to positive levels of homebuyer 
demand.

Demand for vacant land has seen a surge on the 
back of government incentives with anecdotal 
evidence indicating demand across most new land 
estates. The larger estates are pushing forward 
with development of new land releases to meet 
the demand and timeframe requirements of the 
builder’s grants. 

Agents are reporting that infill blocks within 
established suburbs that had seen little demand 
over the past few years have also been snapped up 
as the volume of readily available land diminishes.

This surge in increased levels of demand is on the 
back of the current state and federal government 
building grants, which for a first home buyer 
could be up to $45,000. Even so, homebuyers 
who don’t qualify for the first homebuyer’s grant 
could still qualify for the federal government’s 
Home Builder’s Grant of $25,000 and the offered 
state government Regional Builder’s Boost of 
$5000 given after the purchase or construction 
of a new home.

We have seen a strong increase in the volume of 
valuation requests for new home construction with 
a large percentage of these packages falling in 
the $400,000 to $600,000 price bracket. From a 
valuation perspective, approximately 80 to 90 per 
cent of the packages we are seeing are stacking up 
in the current market.

Whilst this sector of the market is currently very 
active, there are concerns about the longevity 
and sustainability of the demand for land and 
construction once these additional grants expire.

Darren Robins
Director

of these sites are relatively level and are located 
approximately 700 metres from the beach. Another 
new development in centrally located Kawungan is 
Abode Estate. It has 42 fully serviced lots with sites 
ranging from 514 to 854 square metres and prices 
from $165,000 to $185,000. Titles are expected in 
October 2020 for this estate. The Springs estate in 
Nikenbah offers fully serviced lots. Most sites are 
over 900 square metres and asking prices start at 
$190,000. Most estates have building covenants 
which ensures a good standard of improvements 
and assists with resale.

River Heads has some of the most affordable land 
stock in the area, with prices starting at $63,000 
for 697 square metres for a moderately sloping 
lot with town water (however septic is required). 
Many sites in this area have views of the ocean 
and Fraser Island. The seaside location of Burrum 
Heads has fully serviced lots for sale starting at 
$130,000 which are typically level, cleared sites 
located very close to the beach. Beachcomber 
Park Estate in Toogoom has sites over 2,000 
square metres starting at $160,000, also located 
very close to the beach. Town water is available, 
however there is no sewer. Maryborough has a 
lower supply of vacant land with most available lots 
in existing older areas starting at $75,000 (fully 
serviced). Lot sizes are generous in this location 
with some sites over 1,000 square metres listed 
for $79,000. Overall, the Fraser Coast represents 
exceptional value for money in comparison to 
other coastal areas, with regard to proximity to the 
beach, lifestyle and local services.

Doug Chandler
Director

Townsville
Townsville’s residential property market appears 
to have shrugged off the effects of COVID-19 and is 
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It is reasonable to expect a market correction 
at some point in the next twelve months as 
government stimulus packages reduce over time. 
Builders are likely to be busy well into 2021 and this 
will have a positive flow-on effect to other sectors 
of the local economy. 

Bradley Neill
Director 

between 2012 and 2015 reduced housing densities 
in some suburbs which has significantly reduced 
the number of hatchet lots being developed. 

The supply of housing to the market is reducing 
which is helping the upgrader sector of the market. 
Agents are reporting both local and absentee 
investor interest including buyers from interstate 
who are often happy to buy sight unseen. 

Toowoomba sales and growth chart Source: Pricefinder.com.au 

Total proprty listings Source: SQM Research / Highcharts.com 
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Adelaide 
To help spur on the building industry through 
the COVID-19 pandemic, the federal government 
announced the Home Builder Program on 4 June. 
The program provides $25,000 grants until 31 
December to those constructing a new home or 
substantially renovating an existing dwelling. The 
stimulus put in place to support the construction 
industry has had a compounding effect on the 
property market with demand for vacant land 
increasing rapidly throughout July and August. This 
increase in buyer enquiry has been felt across both 
estate subdivisions and established suburbs.

Large estates can be found at the extremities of 
the greater metropolitan area. Estates are typically 
centred around existing infrastructure, with the 
suburbs of Mount Barker south--east of the CBD, 
Angle Vale north of the CBD and Seaford Heights 
south of the CBD generating the bulk of land 
transactions within metropolitan Adelaide. Over the 
past six months there have been 353 vacant land 
settlements within these three suburbs alone.

Mount Barker is located within the Adelaide Hills, 
35 kilometres south-east of the CBD. This satellite 
suburb expanded rapidly after the establishment of 
the Heysen Tunnels on the South Eastern Freeway 
which is the major route connecting Mount Barker 
to the CBD. There are upwards of seven estates 
actively marketing land within Mount Barker, each 
targeting varying market segments. Allotments 
range in size from 130 square metres to larger 1000 
square metre sites and vary in price from $85,000 
to $265,000. An example of what’s available is 

South Australia
18 Eucalypt Street, Mount Barker which is a level, 
regular shaped allotment of 1,000 square metres 
which achieved a sale price of $255,000 in August. 

18 Eucalypt Street Mount Barker Source: realestate.com.au 

The establishment of the Northern Expressway 
in 2010 and the recent completion of the 
Northern Connector has seen an increase in the 
development north of the CBD. Historically a 
satellite suburb, Angle Vale has established itself 
as one of northern Adelaide’s fastest growing 
suburbs. This suburb has been popular with 
young families, providing a small town feel in 
an expanding metropolitan area with the added 
bonus of Trinity College’s Gawler River Campus 
being central to the township. Allotments range in 
size from 300 square metres to larger 800 square 
metre sites and vary in price from $160,000 to 
$250,000. An example of what’s available is 9 
Woodbridge Drive, Angle Vale which is a level, 
slightly irregular shaped allotment of 781 square 
metres which achieved a sale price of $249,000 
in August.

9 Woodbridge Drive Angle Vale Source: homely.com.au 

Seaford Heights is located approximately 35 
kilometres south of the CBD and is accessible 
via the Southern Expressway. This suburb was 
established in 2014 as demand for land grew 
in the region and is popular for its proximity to 
Moana Beach, the McLaren Vale wine region and 
the Fleurieu Peninsula. Allotments range in size 
from 240 square metres to larger 750 square 
metre sites and vary in price from $160,000 to 
$245,000. An example of what’s available is Lot 
2 Rockport Road, Seaford Heights which is a 
moderately sloping, regular shaped allotment of 
450 square metres which achieved a sale price of 
$177,000 in February.

Land being purchased within these estates 
typically forms part of a land and build 
package. Single and two-level brick veneer 
homes characterise the type of dwellings 
being constructed. Depending on building 
specification and dwelling size, construction 
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James Street, Campbelltown represents what’s 
available in the middle ring. This sale comprised 
a near level, slightly irregular shaped allotment 
of 361 square metres and achieved a sale price of 
$340,000.

With tighter development constraints restricting 
density levels within the inner ring, allotments 
typically range in size from 450 square metres 
plus. Historically, plus or minus $1000 per square 
metre has been the hinge point for vacant land 
within the inner ring. The July sale of 83 Seventh 
Avenue, St Peters sent chins wagging with a price 
of $837,500. This is a 515 square metre, regular 
shaped allotment with two street frontages located 
opposite a reserve. The sale equates to $1626 per 
square metre. 

83 Seventh Avenue St Peters Source: realestate.com.au 

Throughout the inner and middle rings, new builds 
are achieving prices anywhere from $600,000 for 
higher density courtyard style homes to $2 million 
plus for extensive family homes. With up spec-ed 
building works, costs can range anywhere from 
$1400 to $2500 plus per square metre of building 
area. Providing an indication of land and build is 
the sale of 13 Sixth Avenue, St Peters. Purchased 
as vacant land for $950,000 in mid 2017, this 691 
square metre allotment was then improved with 

30 Fradd Road Angle Vale Source: realestate.com.au 

Demand for vacant land has not just been at 
the extremities of metropolitan Adelaide with 
both the inner and middle inner rings seeing an 
uptick in demand. Vacant allotments are typically 
a product of a single site subdivision resulting 
in allotments ranging in area from 300 to 450 
square metres. Looking broadly over the middle 
ring, vacant allotments are achieving prices 
between $180,000 and $450,000. The sale of 16B 

rates vary between $1100 and $1600 per 
square metre. Established new builds in these 
locations are achieving prices from $300,000 
and reaching a ceiling at $600,000. Buyers 
entering this market should always be aware of 
the established price point of an area to avoid 
overcapitalising. Representative of these price 
points are the recent sales of both 24 Cleland 
Street, Mount Barker and 30 Fradd Road, Angle 
Vale. Purchased as a vacant 315 square metre 
allotment for $142,000 in late 2018, 24 Cleland 
Street, Mount Barker was then improved with 
a single level, brick veneer dwelling disposed 
as three bedrooms and two bathrooms. The 
property recently sold or $410,000. Purchased 
as a 630 square metre vacant allotment for 
$209,000 in late 2019, 30 Fradd Road, Angle 
Vale was then improved with a single level, brick 
veneer dwelling disposed as four bedrooms and 
two bathrooms. The property recently sold for 
$510,000.

27 Cleland Street Mount Barker Source: realestate.com.au 

Demand for vacant land has not just been at the extremities  
of metropolitan Adelaide with both the inner and middle inner 
rings seeing an uptick in demand.

16b James Street Campbelltown Source: realestate.com.au 
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strong demand has led to a slight increase in land 
prices over this period.

House and land valuations are typically stacking 
up in the current environment with established 
houses currently seeing an increase in values which 
is helping support these values. On occasion, we 
do see extensions to established houses not being 
supported in the current market. The cost of the 
extension is often not supported by sales evidence 
and can be seen as an over capitalisation.

The medium-term future of vacant land and house 
and land markets may show some softening in 
prices once the construction grant has ceased. This 
is what was seen when the last first home builder 
grant went through the region a number of years 
ago. 

Mount Gambier has typically had an oversupply 
of vacant land for many years and although there 
has been an increased number of land sales in 
recent months, we expect land sales to drop off 
significantly next year once the construction grant 
is no longer available. This will be watched closely 
over the next six to twelve months to see the 
impact on market levels.

Adrian Castle
Certified Practising Valuer

a two-level, high quality dwelling disposed as four 
bedrooms and two bathrooms with a swimming 
pool. The property recently sold or $2.695 million.

13 Sixth Avenue St Peters Source: realestate.com.au 

The home builders grant has seen demand and 
price points increase for vacant land across 
metropolitan Adelaide. In the short term, demand 
for land and new construction is expected to remain 
strong. In the long term, it’s a relative unknown 
as to whether land values have been artificially 
inflated or whether a new floor has been set for 
base vacant land price levels across the board. A 
greater understanding of the effect this has had on 
the market will be known once the data for the first 
quarter of 2021 is released. 

Nick Smerdon
Property Valuer

Mount Gambier
We are currently seeing a significant increase in 
sales activity for vacant land in the Mount Gambier 
region which is primarily due to the $25,000 
construction grant the government has offered. 
Agents are reporting that estates which typically 
required a number of months or often over 12 
months to sell their land have either sold out or 
have very few vacant allotments remaining. The 
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Perth
Perth’s rental market has shifted to a state of 
severe undersupply with a residential vacancy rate 
of 1.6 per cent at the beginning of September. For 
a rental market to have an ideal balance between 
supply and demand, the vacancy rate should sit at 
around three per cent. The Real Estate Institute 
of WA (REIWA) has stated that there were 3206 
properties available for rent for the week ending 30 
August which was 51 per cent lower than the year 
previous. Due to the lack of outward migration and 
consistent levels of inbound returning locals, the 
rental shortage won’t be slowing down any time 
soon. The Greater Perth median rent remained 
stable for a number of quarters up until mid-2020 
when it increased $10 to $360 per week.

Even with the population increase and rental 
shortage, we haven’t seen many investors return 
to the market and without investors creating 
new supply, the rental shortage will only worsen. 
The state government has recently extended the 
emergency period for the Residential Tenancies 
(COVID-19 Response) Act and this will only further 
deter investors from the marketplace as there are 
limitations on the landlord’s ability to price rents 
at market value and evict problematic tenants 
(REIWA, 2020). It even restricts a landlord from 
renewing a current lease agreement at a higher 
amount than what was negotiated at the start 
of the lease – which occurred in a fundamentally 
different market. This appears to be a short sighted 
and potentially politically motivated response by 
the state government that could result in a larger 
net increase in rental prices at the end of the 

COVID-19 Response due to the lack of demand in 
the investor market to improve supply. 

Historically, an active rental market is followed 
by an increase in sales activity with a period of 
delay in between. When the average number of 
days to lease tightens and rental prices increase, 
it becomes more difficult and less economical 
to rent. As such, purchasing becomes a more 
attractive option and tenants will take the leap into 
home ownership. 

In a bid to stimulate the economy, the state and 
federal government stimulus measures have 
brought forward the decision making process for 
potential homebuyers as many have taken the 
plunge into purchasing vacant land or house and 
land packages, taking advantage of what appear to 
be once in a lifetime incentives (at least on paper). 
In Western Australia, first homebuyers can benefit 
from up to $69,440 if they meet the eligibility 
criteria. This includes the Federal HomeBuilder 
grant of $25,000 and the Western Australian 
Building Bonus of $20,000, First Home Owner 
Grant of $10,000 and First Home Owner Rate of 
Duty Concession.

With many first homebuyers meeting criteria for 
at least two of the building incentives, it is clearly 
a great time to capitalise on the opportunity. This 
could potentially create value issues in the future 
for mortgage belt suburbs where first homeowner 

supply has been consistent for many years, creating 
a period of oversupply in locations not attractive 
as a rental proposition. Furthermore, residents 
looking to sell established dwellings in these areas 
may suffer from extended selling periods whilst 
the government incentives are in place. This is 
because the prospect of building a new home to 
your own specification whilst receiving money from 
the government seems to be a far more attractive 
option than purchasing older stock (that you may 
be charged stamp duty on), so it may be hard for 
current residents to leave their current location.

The developing suburbs on Perth’s urban fringe 
have seen an astronomical increase in sales rates 
and demand for vacant land as purchasers look 
to make use of the incentives currently on offer. 
This has translated to record low selling periods 
for vacant lots across the region as a result of 
the increased demand. This is also occurring 
in established areas where allotments that had 
previously been on the market for extended periods 
are now selling rapidly – even the ugly duckling lots!

Our valuers are reporting that rebates have 
reduced or disappeared across the board for many 
developing estates as the demand for vacant 
land is strong enough not to warrant any further 
marketing incentives. More so, developers have 
not only removed rebates that existed several 
months ago but have started to increase pricing 
in some estates to match demand and improve 

Western Australia
In Western Australia, first homebuyers can benefit from up to 
$69,440 if they meet the eligibility criteria. 
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lots absorbing the vast supply that is currently 
available. Suburbs such as Alkimos, Eglinton and 
Yanchep offer land packages that range from 
$150,000 to $300,000 and target first home 
buyers. This pocket of Perth has undergone a 
number of land estate releases over the past few 
years which have resulted in a large amount of 
supply of vacant land and new stock. Even lots 
that have been on the market for long periods 
have started to sell. For example, 58 Hackney 
Way, Yanchep was on the market for a total of 
236 days and sold for $236,000 which was only 
slightly below the original asking price. The lot 
was also listed for sale in 2017 and was on the 
market for 724 days without selling. The lot 

south of Perth and over the past couple of years 
has had a number of new land estate releases that 
offer land and building options for purchasers. 
Recently the area has experienced increased 
activity which has translated to a high volume of 
vacant land sales. Hammond Park and Mandogalup 
have been the most prominent suburbs within the 
area that have experienced the increase in market 
transactions. For example, two vacant lots along 
Hartland Grove, Hammond Park both recently sold 
for the listed asking price after only being on the 
market for five and eight days respectively. 

The far north-west corridor has also seen an 
increase in market activity recently for vacant 

profit margins. Builders are doing similar – 
increasing building costs from record lows, to 
levels not seen for over a decade, and often by 
inconsistent amounts. Our valuers sight several 
hundred construction contracts each month and 
the pricing disparity for similar products is quite 
concerning. We strongly recommend that potential 
buyers do thorough research and compare costs 
between builders to ensure the costs line up with 
comparable specifications. 

Many project home builders are now so busy that 
they can’t promise new clients commencement of 
construction before the end of the government 
incentive schemes and are turning away work. 
We are also seeing a flurry of new or establishing 
building companies stepping forward to cater 
for the astonishing levels of demand and to get 
the build across the line before the stimulus 
deadline – and again, we urge caution and strongly 
recommend doing thorough background research 
on your choice of builder. If it sounds too good 
to be true in the current market, it probably 
is! Beyond this, some construction companies 
are offering big incentives to lure interstate 
contractors due to the shortage of local workers. 
Incentives consist of six months accommodation 
including utilities and the cost of the two weeks in 
quarantine, among other benefits, which may seem 
enticing to (especially young and single) Victorian 
workers currently in lockdown if they can achieve 
approval to enter the state.

It is no doubt a great time to build in established 
areas if you can afford to. Survey-strata, side-
by-side and battle-axe subdivision lots are 
disappearing swiftly and as competition for the 
last remaining lots increases, prices will take the 
same trajectory.

The City of Cockburn is located 20 kilometres 

8 Syon Way, Piara Waters Source: realestateview.com.au 
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times for a total of 281 days without selling. The 
house was then demolished and the block was 
re-listed for sale in March 2020 and finally sold for 
$480,000 in June 2020.

Suburbs such as Craigie, Heathridge and Beldon 
have undergone recent zoning changes that now 
allow for subdivision. There are a number of blocks 
over 700 square metres that have now been 
subdivided into two or three lots over recent years 
and they have been performing well in the current 
market. For example, 2 Bullara Road, Craigie is a 
242 square metre regular shaped street facing, 
survey strata vacant lot that sold for $224,500 
in June 2020. The lot had previously sold for 
$205,000 in February earlier this year which 
represents a re-sale price increase of nine per cent 
over the five month period.

Further south, the established parts of Rockingham 
have witnessed strong levels of demand for vacant 
lots due to development potential as well as being 
within close proximity of the ocean. For example, 
a vacant block on Amity Circuit in Shoalwater sold 
for the listed sale price of $289,000 in August after 
just five days on the market. 

Canal front vacant allotments in the Mandurah 
region, located 70 kilometres south of Perth, have 
witnessed an increase in market activity. In suburbs 
such as Wannanup, Dudley Park and Halls Head, 
vacant lots that had previously been listed for 
lengthy marketing campaigns have now received 
offers at around the original asking price. We 
anticipate this will only increase over the short term 
as the weather beings to improve.

As previously mentioned, our valuers have noticed 
an increase in building construction costs due 
to the high demand for construction in Perth 
currently, creating an increasing disparity between 
the cost of a house and land package and the 

conditions and the high costs of construction in the 
area. That has drastically changed as demand has 
gone through the roof! For example, the Madigan 
Estate in the suburb of Baynton had barely sold 
a vacant lot in years, but currently there are 23 
lots under offer. This represents approximately 30 
per cent of the entire development subject to an 
offer received over the previous few months. Our 
valuer who resides in Karratha has also noticed 
price increases in some estates and a lack of pricing 
discount for lots requiring retaining or other site 
costs. There is limited availability of infill lots within 
this region so the majority of land available has 
come from developing areas, but this may re-ignite 
demand for older dwellings on subdivisible lots. 

As a result of high demand for vacant lots, remnant 
infill blocks within established suburbs around the 
Perth metropolitan area have seen an increase in 
demand. Even the most unappealing infill blocks 
are receiving premium prices as a result of the 
increase in demand and limited stock. Some blocks 
are even selling for $40,000 more than they would 
have sold for six months ago due to the change in 
market perception. 

Infill blocks that previously had lengthy marketing 
campaigns are beginning to sell. For example, 50 
Hamilton Street, Cannington was listed on the 
market in August 2017 for $499,000. Improved on 
the 719 square metre site was a circa 1950, two-
bedroom and one-bathroom dwelling. The site is 
zoned Residential R30, meaning it has subdivision 
potential for two lots. Between August 2017 and 
May 2019, the property was listed for sale four 

includes 809 square metres of land area with a 20 
metre frontage and is located in an older estate 
in Yanchep with potential ocean views from the 
second storey.

Similar activity is being recorded in the south-east 
corridor of Perth. This area has not only seen an 
increase in sales activity, it has also recorded a rise 
in resales of vacant lots. For example, 8 Syon Way, 
Piara Waters is a regular shaped, 360 square metre 
vacant block that sold for $260,000 after being on 
the market for 60 days.

The lot previously sold for $284,000 in 2017 
directly from a developer and represents an eight 
per cent price reduction in between selling periods, 
which is considered reasonable given activity in the 
interim period. Further south-east, there is more 
vacant land stock currently available in the suburbs 
of Byford, Haynes and Hilbert that have also 
experienced uplift in sales activity. 

The regional area of Kalgoorlie-Boulder has 
experienced a shortage of land supply with vacant 
land being sporadically spread throughout different 
suburbs. These lots are disappearing however the 
increased activity doesn’t seem overly significant. 
There is currently only one new estate in Kalgoorlie 
in the suburb of Karlkurla, with lots offered at a 
discounted price, but further lots may be made 
available if required.

In Karratha, 1,520 kilometres north of Perth, 
there has been a recent surge in demand for land. 
Vacant lots within new estates had struggled to 
sell over the past few years given subdued market 

Our valuers are reporting that rebates have reduced or disappeared across 
the board for many developing estates as the demand for vacant land is 
strong enough not to warrant any further marketing incentives. 
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selling price for near new stock that doesn’t attract 
government incentives. This may create a situation 
where a new house and land package is worth less 
than it cost the minute after being handed the keys. 
This is what occurred throughout many mortgage 
belt areas of Perth post 2013, so hopefully the 
memory is raw enough that buyers do their 
research thoroughly. 

Perth is such an intriguing market at present. 
Our short-term predictions are that the shortage 
of rental premises will only worsen. Government 
incentives would need to change form and allow 
for more investors to enter the market before any 
relief is seen. Leasing prices will inevitably increase 
as potential tenants learn to act quickly and offer 
high to secure a residence. Landlords will be the 
victor in this market once the rental freeze ends 
and the longer the freeze occurs, the larger the 
winner they may be. The vacant land shortage will 
also continue with swift selling periods as the lack 
of staff prevents contractors from bringing land to 
market in a timely manner.

Unfortunately, anything past the short term 
becomes a guessing game. There are many factors 
at play such as the conclusion of government 
stimulus measures, the end of the mortgage freeze, 
how quickly rental prices rise, whether there is 
enough land in Western Australia to fill demand, 
whether there are any changes to interstate 
migration and border control - the list goes on. We 
do however think that once the government grants 
cease, so will the house and land purchases, as 
demand has been artificially brought forward. 

Chris Hinchliffe
Director
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Darwin and surrounds
The Northern Territory has remained one of the 
safest places throughout the COVID pandemic; 
limited numbers of cases and closed borders 
have retained our tropical way of life. Now that 
the health issues appear to be behind us (fingers 
crossed) we are looking to the economic recovery 
that will offer prosperity.

The residential property market has been a 
long-term driver of the economy, with significant 
economic spin from the money placed into the 
economy via the construction industry.

As at September 2020, the Northern Territory 
government was offering one of the most lucrative 
incentive packages for new residential construction. 
The plan is to kick start the economy and increase 
the numbers of permanent Territorians, not just 
transient residents. 

Currently on offer is a $20,000 build bonus scheme 
if buying or building a new home. This was first 
offered in February 2019 because, at that point, 
the market was fairly weak and the uptake for new 
homes was slow.

Since then, the market has certainly picked up 
and the addition of the federal government’s 
construction bonus of $25,000 had added 
impetus to this market. A further first homeowner 
grant (from the Northern Territory government) 
of $10,000 is available on new homes. 600 
of these grants have been released and it’s 
understood that up to 500 of these have been 
issued.

Further to the cash incentive is a reduction in 
stamp duty discount called the Territory Home 
Owner Discount. It’s an up to $18,601 stamp duty 
concession for people buying or building a new 
or established home that they will live in and who 
haven’t owned a home in the Northern Territory for 
at least 24 months. This includes:

 ◗ First home buyers; 

 ◗ People moving from interstate; 

 ◗ Former Territorians returning to live in the 
Territory;, 

 ◗ Territorians who are currently renting, but used 
to own a home; and 

 ◗ Recent divorcees (the 24-month requirement is 
waived).

Northern Territory

Finally, there is a $10,000 home renovation grant if 
buying a first home which is an existing dwelling. 

Where are the buyers going? We have three distinct 
subdivisions in the greater Darwin market and one 
main location in Alice Springs. Not surprisingly 
these are driven by price point. The Darwin 
locations are:

 ◗ Zuccoli, located to the east of Palmerston. The 
price point here is in the range of $400,000 to 
$600,000 for house and land packages;

 ◗ Northcrest, a central Darwin location. The price 
point here is between $600,000 and $750,000; 
and

 ◗ Muirhead, a northern suburbs location with a 
price point between $600,000 and $850,000.

Breezes Muirhead Source: breezesmuirhead.com.au 

In Alice Springs, Kilgariff is the main offering, 
located on the southern side of the city between 

As at September 2020, the Northern Territory government was 
offering one of the most lucrative incentive packages for new 
residential construction. 

Northcrest� Source:�Halikos
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downward trend for this particular quarter was 
marginal. There were only 40 house sales and 30 
unit sales compared with 45 and 27 respectively 
in the previous quarter. The median house price 
increased from $457,000 to $471,500 and the 
median price for units also showed an uplift from 
$327,000 to $337,500. This is now three quarters 
in a row where median house and unit sales have 
increased.

Local agents are reporting that they are busy and 
following a quiet June quarter, there is anticipation 
that the figures for the September quarter may 
show an uplift in overall transaction numbers. 
We are yet to see any discernible upturn in prices 
as a result of this reported increase in activity, 
however agents are upbeat about the local market 
at present.

We have recently witnessed the sale of the last 
remaining vacant blocks in the Kilgariff and South 
Edge land developments. These are the only two 
active land subdivisions in Alice Springs and the 
second stage of Kilgariff is at least 12 months 
away from being ready to be put to the market. 
This creates an interesting time for consumers 
wanting to build their own home in Alice Springs 
and indeed for the building industry also. As the 
remaining vacant blocks are built on, the stock of 
vacant land will dwindle away and we shall watch 
with interest whether the lack of supply results 
in existing vacant landowners perhaps looking to 
profit-take and on-sell their blocks. This scenario 
has the potential to push up the price of land in 
both subdivisions. Historically, land at South Edge 

Given we had fairly weak conditions up until July 
2020 in the dwelling market, land developers had 
been less inclined to create significant new supply 
beyond demand and now with the wet season upon 
us, it would seem that supply will remain slow until 
mid 2021. An extension of the federal government 
incentive to mid 2021 would be very well received 
by the marketplace of course.

Are values stacking up? Dwellings built to their 
location’s price demographic are holding firm, 
however we note that some issues still arise in the 
marketplace with over-capitalisation in particular 
locations. 

The wider residential market has really started to 
turn in the Northern Territory. Anecdotal evidence 
indicates that auctions and sales campaigns are 
very strong, rental vacancy rates are dropping 
and a positive market sentiment is being felt 
across town. The positive activity in the existing 
market and government incentives on house and 
land packages will drive our market right up to 
Christmas. 

Will Johnson
Director

Alice Springs
The Alice Springs market showed continued soft 
conditions for the first six months of 2020 with 
activity slowing in the June quarter, which was to 
be expected given the impact of COVID-19 and the 
restrictions that came along with it. Transaction 
numbers for the quarter continued the downward 
trend which was evident last quarter, although the 

the airport and town, with a price point between 
$500,000 and $700,000.

Kigariff� Source:�Kilgariff

With the addition of the extra federal government 
incentive of $25,000 (which expires in December 
2020), there has been heightened activity in these 
subdivisions.

The issue facing the market now is the availability 
of titled land for which a land contract and building 
contract can be executed. We are seeing in the 
marketplace that there’s a premium attached to the 
brand new product compared to second hand, due 
to the incentives (up to $60,000 in the Northern 
Territory) which are applied for First Home Owners.

Zuccoli Aspire Source: Costoijic 

The Alice Springs market showed continued soft conditions  
for the first six months of 2020 with activity slowing in the  
June quarter.



R
E

S
ID

E
N

T
IA

L

Month in Review
October 2020

62

has sold for between $150,000 and $165,000 and 
at Kilgariff, where the blocks are generally largers, 
for between $160,000 and $175,000. Expect to see 
some higher prices achieved as those wanting to 
build are prepared to pay higher prices to secure 
this scarce commodity.

This situation is also likely to have an impact on the 
local building industry, which has been kept busy in 
recent times as a result of incentivised consumers 
wanting to build their own home and take 
advantage of the grants and concessions offered by 
the Northern Territory government. Some builders 
report a healthy backlog of work that will hopefully 
see them through the next 12 months until more 
land is made available in stage two of the Land 
Development Corporation’s sub-division at Kilgariff. 
Others however may need to seek work doing 
renovations or extensions of existing dwellings or 
relocate elsewhere in search of steady work.

Peter Nichols
Certified Practising Valuer
Alice Springs and Central Australia
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Canberra
Despite much of the property market doom and 
gloom portrayed in the media recently, the demand 
for land in the ACT remains extraordinarily high. 
Limited stock and a multitude of buyers are causing 
land prices to rise. However, with this being said, 
there appears to be a high quantity of supply in the 
pipeline as new sections of Taylor, Strathnairn and 
Whitlam near completion over the next six to twelve 
months, possibly stabilising the supply and demand.

Buyers looking to purchase a vacant block in a 
new ACT subdivision can expect to pay between 
$300,000 and $500,000, with some smaller blocks 
in Strathnairn fetching just under $300,000 and 
some larger blocks in Throsby fetching just over 
$500,000.

The Mr Fluffy Buyback program which began in 
2014 provided the opportunity for the purchase 
of vacant blocks in many of the ACT’s established 
suburbs, as many properties were found to have 
asbestos and were subsequently demolished. Since 
the scheme began, the suburban land agency has 
sold $500 million worth of vacant land however 
the program seems to be nearing completion, with 
only 34 over the counter blocks left for sale on the 
suburban land agency website as at August 2020. 
Prices for currently available blocks are anywhere 
from $580,000 to $900,000, however many 

sold blocks in Canberra’s prestige locations had 
no problems fetching over $1 million. Many of the 
blocks allowed for dual occupancy development, 
resulting in a market made up of builders, 
developers, owner-occupiers and investors. This 
will be one of the final opportunities to purchase a 
vacant block in an established suburb as standard 
vacant land sales in established areas are rare.

A high percentage of house and land valuations are 
stacking up without any problem.

The market is being driven by strong public service 
industry and low interest rates. It seems to have 
been almost totally unaffected by COVID and is 
acting almost the opposite of what was predicted, 
with many agents saying that the housing market 
is characteristically similar to 2016 when demand 
was high and supply was low. The short to medium 
term outlook is bullish and the long term is also 
promising.

Sandra Howells 
Property Valuer

Month in Review
October 2020Australian Capital Territory

The Mr Fluffy Buyback program which began in 2014 provided the opportunity for the purchase of 
vacant blocks in many of the ACT’s established suburbs, as many properties were found to have 
asbestos and were subsequently demolished. 
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Statewide
Tasmania’s First Home Builders Grant (FHBG) of 
$20,000 together with the federal government’s 
additional contribution of $25,000 for new home 
construction pushed the demand for residential 
building blocks, therefore reducing supply and 
putting positive price pressures on any available 
stock.

The regional centre of New Norfolk has experienced 
a land sale spike following the opening of state 
and federal building grants. The sale of over 20 
blocks of land in a month in 2020 is not uncommon, 
smashing the number of less than five in the same 
period in 2018. We saw prices for standard lots 
(600 to 700 square metres) rise from $75,000 in 
2018 to $135,000 per lot. 

Sales of vacant land in Brighton Estate have had 
strong growth over the past year with vacant 
allotments achieving resale prices in the vicinity of 
more than 10 to 15 per cent since 2017.

Newly released White Stone Point Estate in Austins 
Ferry, situated about 15 minutes from Hobart CBD, 
is comprised of approximately 208 residential 
building lots. Rorie Auld from Knight Frank Hobart 
reports that “demand for land particularly with 
good water views is very strong. Over 50 per cent 
of lots have been sold off the plan with prices varied 
between $150,000 and $250,000 in early 2020”. 
Stages 9 to 12 are currently under construction and 

have not yet been released, however there is a high 
degree of interest and enquiry received so far. 

WhiteStone Point Estate – Master Plan Source: whitestonepoint.com.au 

We also note that local builders have been 
increasing their construction quotes in response 
to government grants. Conversations with local 
builders have indicated that this may be due to 
a lack of qualified tradespeople and incidental 
increased labour costs.

Stephan Ning Liu
Property valuer

Tasmania

We also note that local builders have been increasing their 
construction quotes in response to government grants. 
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Overview
Primary production is a foundational industry in 
this nation and the manner in which its participants 
have addressed the challenges of 2020 has been 
inspirational.

This month, along with our regular market update, 
our teams of rural property professionals reveal the 
most significant recent sales to have transacted in 
their specialty areas.

Southern NSW
Whilst there is some conjecture in the market 
about the level of rural values, with a recent paper 
released by a major bank indicating that they felt 
values were heading into a flattening phase, there 
can be no doubt that there has been some quite 
astonishing growth in underlying values across 
most areas of New South Wales.

One example which highlights this is a property 
located north-west of Albury which was purchased 
in early 2015 for $1.25 million. At the time of 
purchase there were limited improvements. Since 
purchase, this property has been dryland farmed 
only with no further development or improvements 
undertaken. The property was just assessed by our 
team at $3.7 million. While this is an assessment on 
our part and not an actual sale, there are multiple 
sales in the district that strongly support this value 
level. This equates to a compound growth of over 
20 per cent for the 5.5 year period of ownership. 
Whilst this indicates that the property was good 
buying at the time, it is still indicative of what the 
general market has achieved over the past three 
years in particular. It is also understandable that 
the market may well begin to plateau after such 
strong growth in underlying value as the income 
producing capacity of the country is unable to 
mirror the growth in land values.

Again in the south-west slopes area of New South 
Wales where in late 2019 and early 2020 property 
sales at $5,000 per acre ($12,300 per hectare) 
were considered to be at the very top of the market, 
we are now aware of sales in the same general 
location currently been transacted at $6,000 per 
acre ($15,000 per hectare).

Exciting times!

Scott Fuller
Director

New England/Tablelands
Improved seasonal conditions across the majority 
of the New England Tablelands continue, with many 
land holders experiencing one of the best seasons 
in some time. Whilst there has been some softening 
in commodity prices (especially for wool and sheep) 
there has been continued demand for grazing 
holdings, particularly in higher rainfall areas.

Despite the COVID-19 pandemic, demand for rural 
holdings continues to be strong with a number of 
recent sales indicating land values are still trending 
upwards. Some notable transactions include the 
sale of Culgoa/Seymore at Nowendoc for $10.78 
million ($3,400 per acre) in May 2020 to an 
adjoining landholder expanding their operations. 
This property previously sold for $9.9 million in 
May 2018 and represents an eight per cent increase 
in two years despite severe drought conditions 
throughout 2018/19.

Other notable New England grazing property sales 
in 2020 include:

 ◗ Boston Park at Niangala for $3.45 million ($4,748 
per acre);

 ◗ Boree at Walcha for $10.8 million ($3,935 per 
acre);

 ◗ Bergen Op Zoom at Walcha for $5.6 million 
($3,517 per acre);

 ◗ Pandora at Walcha for $4.625 million ($3,905 
per acre);

 ◗ The Lake at Walcha for $4,017,420 ($4,507 per 
acre);

 ◗ Carawatha at Guyra/Bald Blair for $4.3 million 
($4,073 per acre);

 ◗ Oakholme at Ben Lomond for $4.8 million 
($4,688 per acre);

 ◗ Camperdown at Lyndhurst for $16.25 million 
($1,939 per acre);

 ◗ East Erina at Ben Lomond for $2.9 million 
($3,583 per acre).

We are also aware of a number of recent sales 
currently exchanged or under contract which 
demonstrates the continued level of demand that 
exists for grazing properties in the New England 
Tablelands.

Angus Ross
Property valuer

Mildura
Rural sales volumes in the Sunraysia and 
surrounding region are holding steady, with most 
sales involving local buyers looking to expand. In 

This local confidence is due to a combination of water – rainfall in the case of 
cropping properties and higher irrigation allocations in the horticultural sector – 
together with low interest rates and generally reasonable commodity prices. 
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processing facility. Remaining processors Inghams, 
Turi and Hazeldenes were spoilt for choice in the 
Victorian market with a number of large modern 
farms available for new contracts and a number of 
corporate style farms already under construction in 
the north of the state.

By 2019, the sector in Victoria was displaying signs 
of recovery. Proten purchased RFM Poultry’s assets 
for a reported $72 million which included four 
farms at Lethbridge near Geelong. This followed the 
earlier sales of other vacant ex-Baiada contracted 
farms at Nagambie, Meredith and Little River which 
resulted in a large amount of excess supply now 
removed from the open market but maintained 
excess supply to processors.

The rapid expansion and completion of large 
corporate style farms in the north of the state and 
in adjoining states of New South Wales and South 
Australia resulted in continued downward price 
pressure on poultry farms and significantly lower 
value uses for secondary stock including older 
shedding and smaller farms.

In 2020, the COVID-19 global pandemic significantly 
softened and almost stopped international or 
corporate investment in the sector from funds 
previously chasing long term above average returns 
that were not available in other sectors (knock). The 
investment market nationally for poultry farms has 
also been hit in a similar fashion by the pandemic 
(knock) but Victoria more particularly has been the 
source of the COVID pandemic in Australia and has 
experienced a number of COVID-19 outbreaks in meat 
processing facilities linked to the sector (knock).

The Melbourne and state lockdowns have further 
softened demand for investment in the poultry 
sector as processors’ capacity has been impacted 
by COVID restrictions, batch result/supply suffer 
to farmers and demand from processors and 

Most of the recent development has been to 
table grapes, however there are also new and 
proposed plantings of wine grapes and citrus. The 
more progressive local growers culled their less 
productive plantings years ago and so in order to 
establish new varieties, are keen to buy cleared 
land rather than sacrifice part of their existing 
enterprise. This has maintained strong prices for 
suitable parcels of irrigable land.

Against this backdrop there is concern about the 
on-going geopolitical tension with China. China in 
recent years has been the largest single export 
market for Australian almonds, wine grapes and 
citrus, and any disruption will test the ability to 
quickly expand other export markets.

Graeme Whyte
Director

Victorian Poultry 
A lockdown within a lockdown.

The poultry sector in Victoria has experienced 
knock after knock since 2016. In October 2016, 
Baiada Poultry pulled out of Victoria terminating 
contracts for circa 16 farms at the time (knock). This 
resulted in surplus broiler shedding in the greater 
Geelong region as they shut down their Laverton 

recent months we have seen a number of sales of 
dryland farms in the Millewa and Mallee regions, 
while in the irrigation areas there continue to be 
neighbour to neighbour sales of vineyards and land 
suited to horticultural development.

This local confidence is due to a combination of 
water – rainfall in the case of cropping properties 
and higher irrigation allocations in the horticultural 
sector – together with low interest rates and 
generally reasonable commodity prices. 

As a very general comment, commodity prices for 
most of the produce grown in our region eased 
back during 2020. Part of this is attributable to a 
higher Australian dollar, part is due to higher global 
supply for some key commodities and part due to 
weaker economic conditions. 

General Security irrigation allocations in the New 
South Wales Murray system have reached 15 per 
cent, while in the Murrumbidgee system, General 
Security allocations have reached 46 per cent. 
These improved allocations will see a return of rice 
crops in the New South Wales Riverina region and a 
higher volume of water come on to the temporary 
(leasing) market. The cost of leasing irrigation 
water is currently around $300 per megalitre, 
compared to $800 per megalitre at this time 
last year. $300 per megalitre represents around 
the median price over the past four years and is 
considered affordable for horticultural crops.

For a 40-hectare vineyard reliant on leased 
water, this reduced cost equates to approximately 
$160,000, highlighting the impact high water prices 
in 2019 had on local producers.

A drive through the irrigation districts surrounding 
Mildura shows a fair bit of development activity 
currently underway. There are now few remaining 
parcels of empty land or neglected vineyards. 

1160-1170 Steiglitz Road Sutherlands Creek Source: Herron Todd White 
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its six. Both cattle stations are in different districts 
and vary in scale of operations. 

There is little change from the under bidder count 
in Myrrlumbing, Maitland Downs, Reedybrook and 
Marionvale. 

There appears to be a substantial number of buyers 
in the wind or coming out of the woodwork who are 
now ready and looking to buy in the current market.

Given the rising market values of this year, current 
strong values may provide enough of a crowbar to 
lever out the next couple of cattle stations for sale. 

Demand is strong and there is not much country 
coming onto the market. Perhaps a few more 
strong sales will oil prospective vendors’ decisions 
to bring country onto the market. Certainly, 
some prospective vendors of, what is typically, 
secondary type country are thinking about putting 
their stations on the market to capitalise on the 
current pricing. 

With fourteen bidders showing interest in pricing 
between $20 million and $30 million at the Nardoo 
auction, certainly the power of the market is strong. 
Some of these graziers are open to researching 
other options for expansion in the next year or two.

These market conditions have not just happened. 
They have been brewing for a while. Cattle prices 
rose in 2016 to a profitable level. Four years of 
trials and tribulations of flood and drought then 
occurred. Despite these foes, interest rates have 
been low and graziers have repositioned their 
enterprises and are in a position to expand.

Certainly, the spring rain events have continued to 
whet the appetite of some. We expect to see some 

Central Western QLD
2020 market data for Central Western Queensland 
is limited due to a lack of supply, but the sales that 
have occurred have shown increases of up to 25 
per cent above 2018 and early 2019 levels. Some 
sales south of Longreach are nudging $375 per 
hectare, which is around the levels of the previous 
market peak in 2007/08. Given what has occurred 
in other areas of Queensland where 2007/08 levels 
have been surpassed, there may still be room for 
some upward movement once a decent seasonal 
break has happened.

Notable re-sales include: The Patrick at Barcaldine 
which sold in 2018 for around $6 million and 
recently resold for $7.2 million, a 20% increase; 
and Bowen Downs at Aramac/Muttaburra recently 
selling for $300 per hectare (similar to its 2005 
sale rate), up from $218 per hectare in 2012, having 
peaked at around $375 per hectare in 2008.

Chris Dyer 
Property Valuer

North and North West Queensland 
Under bidders are continuing to show the depth 
of the north and north-west Queensland grazing 
property market. Despite the apparent strong 
pricing, interest does not appear to be backing off 
either. This is a crude reflection of the horsepower 
in the market engine room ready to buy a new 
property at present.

The well reported prices of recent auctions for 
Nardoo, Gainses and Day Dawn reflect new market 
pricing parameters. Behind each price was a 
substantial number of bidders. Take Nardoo and its 
fourteen under bidders for example, or Gainses and 

potential investors has softened to new lows. 
During the pandemic and lockdown restrictions, the 
agriculture sector has largely been unaffected and 
farmers have gone about their business but not so 
in the Victorian poultry sector.

In July 2020, Avian Influenza (bird flu) was 
detected in a number of farms. Two farms have 
since had birds euthanized and further outbreaks 
have been detected in farms near Bairnsdale in 
East Gippsland and Kerang in northern Victoria 
(knock). Much like COVID-19, bird flu is deadly 
and has placed the Golden Plains Shire and areas 
around other infected regions under lockdown 
for poultry farmers, further increasing their bio-
security requirements, impacting cashflows and 
softening buyer interest.

Avian Influenza Control Area Source: Agriculture Victoria  

Conversations with agents working in the sector 
reveal that enquiry has almost stopped and there 
has been no interest from interstate or even local 
existing participants which is extremely concerning. 
This would suggest that the market for poultry 
assets is likely to experience further softening in 
Victoria as the impacts of the global pandemic and 
the local bird flu flow through in months to come.

Angus Shaw
Rural Manager

These market conditions have not just happened. They have been 
brewing for a while.
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buyers have found means and ways to undertake 
due diligence as best they can. In several 
cases, marketing agents report that Territory 
based, “experienced people on the ground” are 
undertaking inspections on behalf of potential 
buyers and some have resulted in serious offers. 
We have even heard that some offers have been 
made on a completely sight-unseen basis, but as 
might be expected, none have evolved into sales. 

Sweet Life Farm, located 60 kilometres south-east 
of Darwin at Lambells Lagoon, has finally sold after 
an extended period on the market. The 376-hectare 
aggregation of three freehold (horticulture zoned) 
lots is around three-quarters cleared and the well-
drained, deep red soils developed to pressurised 
irrigation utilising five production bores. The 
property however has remained underutilised for 

levels of demand compared to larger holdings. The 
demand for properties with scale and value-add 
opportunities through timber treatment, fencing 
and water improvements appears to still be the 
most active sector of the market. 

Evidence of this is two recent sales in the 
Charleville region which show significant uplifts in 
value compared to previous sales in the area. Both 
properties feature large bodies of Mulga which 
has proven to be a reliable source of feed despite 
prolonged drought. Details of these sales were 
confidential at the time of writing. 

Bradley Neill
Director 

Northern territory
There have been no confirmed pastoral sales this 
month in the Northern Territory or Kimberley, 
however negotiations have been finalised on four 
northern Northern Territory cattle stations which 
had been on the market for several months (and 
in the case of two, for longer than a year). Details 
remain confidential at this stage and we may 
not see any settlements for up to three months 
or longer as some of these deals require FIRB 
approval which, given the reduced-price threshold 
now, means there is a mounting backlog of 
applications to be assessed. Our investigations so 
far reveal sale prices which reflect continued strong 
demand for breeder country despite pastoral land 
values sitting at historic highs.

We note that despite the obstructive impact the 
Coronavirus related travel restrictions are having 
on inspections from interstate, prospective 

solid transactional activity in the year to come. 
Typically, this is a quiet period for cattle station 
sales as vendors choose to wait until after the 
ensuing wet season.

Yes, the bidding has been strong, but it is important 
to note that not all purchasers compete to the 
last bid. Many do their figures and pull out when 
their price limit bid is called by the auctioneer. This 
sends a message out to prospective vendors not to 
consider setting the price expectation too high as 
they too may rule out many potential purchasers.

Roger Hill
Director

Darling Downs
Rural properties across south-western Queensland 
continue to trade well off the back of good bodies 
of feed on the ground, winter rainfall and strong 
demand from local and interstate buyers. Primarily, 
the market is being driven by scale. 

Some primary producers are looking for locational 
diversification to reduce exposure to extreme 
weather events such as drought and flood. This 
means interstate cattle and sheep producers are 
looking at areas such as western Queensland which 
offer summer dominant rainfall patterns which 
contrasts the winter rainfall in southern New South 
Wales and Victoria. 

Agents report that despite the recent Queensland / 
New South Wales border closure, interstate buyers 
are still actively seeking country in the Darling 
Downs and western Queensland regions. Online 
auctions are proving to be a successful method of 
sale in the current environment with some large 
transactions occurring across Queensland over the 
past few months.

There is early evidence to suggest small-scale 
starter or build-up blocks are experiencing lower 

Agents report that despite the recent Queensland / New South 
Wales border closure, interstate buyers are still actively seeking 
country in the Darling Downs and western Queensland regions. 

Sweet Life Farm Source: Herron Todd White
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some time and the irrigation system reportedly 
required extensive renovation. Colliers International 
(Rawdon Briggs) negotiated the deal, however the 
interesting thing about this sale was the fact that it 
was not bought for irrigated horticulture use at all; 
instead, a consortium from the crocodile industry 
(mixed local, interstate and foreign investors) paid 
$7.25 million for the property to develop a $40 
million state-of-the-art crocodile farm. A recent 
article in the local press (in late June) about the 
development proposal indicated that the project 
would create 170 jobs during construction and 
around 35 full-time jobs when in operation. 
The farm will apparently be solar powered and 
use a sophisticated water and waste treatment 
infrastructure that would also allow unused balance 
land again for horticulture. Some interest for the 
property did reportedly come from the horticulture 
industry however was unable to compete at the 
ultimate price level.

Frank Peacocke
Director
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Capital City Property Market Indicators – Houses 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Over-supply of 
available property 
relative to demand 

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

Balanced market Shortage of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Steady Increasing Tightening Steady Tightening Steady Tightening Steady 

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

Trend in New House Construction Increasing Increasing Declining 
significantly 

Declining Declining 
significantly 

Declining Steady Steady 

Volume of House Sales  Steady Declining 
significantly 

Increasing Declining Increasing Increasing Steady Declining 

Stage of Property Cycle Declining market Declining market Start of recovery Peak of market Start of recovery Peak of market Bottom of market Peak of market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally Occasionally 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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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 

Balanced market Balanced market Shortage of 
available property 
relative to demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Steady Increasing Tightening Steady Tightening Steady Steady Steady 

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

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

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

Stage of Property Cycle Declining market Declining market Start of recovery Peak of market Declining market Peak of market Bottom of market Declining market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Frequently Almost never Frequently Occasionally Very frequently Occasionally 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 

Balanced market 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 

Declining Declining Declining 
significantly 

Steady Steady Declining 

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

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

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

Small 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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East Coast New South Wales Property Market Indicators – Houses 
Factor Canberra Central Coast Coffs Harbour Lismore Byron 

Bay/Ballina Newcastle Southern 
Highlands 

Southern 
Tableands Sydney 

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

Shortage of 
available property 
relative to 
demand 

Shortage 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 

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

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

Trend in New House 
Construction 

Steady Steady Declining Declining Steady Declining Declining Declining Increasing 

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

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

Are New Properties Sold 
at Prices Exceeding Their 
Potential Resale Value 

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

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

Factor Albury Bathurst Wodonga Dubbo Tamworth Illawarra 

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

Rental Vacancy Trend Steady Steady Steady Steady Steady Steady 

Demand for New Houses Fair Fair Fair Fair Fair Fair 

Trend in New House Construction Increasing Steady Steady Steady Increasing Steady 

Volume of House Sales  Steady Increasing Steady Increasing Steady Declining 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Almost never Occasionally Very frequently Occasionally Frequently 

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

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

Highlands 
Southern 

Tableands Sydney 

Rental Vacancy 
Situation 

Balanced market 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 

Over-supply of 
available property 
relative to 
demand 

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

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

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

Trend in New Unit 
Construction 

Increasing Declining Increasing Increasing Declining Increasing Steady Steady Increasing 

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

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

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale Value 

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

Factor 
 

Albury 
 

Wodonga Bathurst Dubbo Tamworth Illawarra 

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

Rental Vacancy Trend Steady Steady Steady Steady Steady Steady 

Demand for New Units Fair Fair Fair Fair Fair Fair 

Trend in New Unit 
Construction 

Steady Steady Declining Declining Increasing Steady 

Volume of Unit Sales  Steady Increasing Increasing Steady Steady Declining 

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

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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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  EEaasstt  
NNSSWW  SSyyddnneeyy  

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

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Over-supply of 
available 
property 
relative to 
demand 

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

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

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

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

Peak of market Starting to 
decline 

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

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

Large Significant Significant Significant Significant Large Large Significant 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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Victorian and Tasmanian Property Market Indicators – Houses 
Factor Geelong  Melbourne  Shepparton Mildura Mount Gambier  

 
Hobart Burnine/ 

Devenport  Launceston  

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 

Balanced market Balanced market Balanced market Shortage of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Tightening Increasing Tightening Tightening Increasing Steady Steady Steady 

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

Trend in New House Construction Declining Increasing Declining Declining Declining Declining Declining 
significantly 

Declining 
significantly 

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

Stage of Property Cycle Approaching peak 
of market 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Occasionally Almost never Almost never Occasionally 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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Victorian and Tasmanian Property Market Indicators – Units 

Factor Geelong  Melbourne  Shepparton  
 

Mt Gambier Mildura Hobart  Launceston  Burnie/Develport 

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

Large over-supply of 
available property 
relative to demand 

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 Increasing Tightening Steady Steady Steady Steady Steady 

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

Trend in New Unit Construction Steady Increasing Steady Steady Steady Declining Declining significant-
ly 

Declining 

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

Stage of Property Cycle Approaching peak of 
market 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

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

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

Factor Dubbo 
 

Illawarra Ballarat Echuca Melbourne Geelong  Mildura 
 

Hobart 
 

Launceston 

Rental Vacancy Situation Shortage of available 
property relative to 
demand 

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 Tightening Steady Increasing 
sharply 

Increasing Steady Steady Steady 

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

Volume of Property Sales  Steady Declining Increasing Steady Declining 
significantly 

Declining Steady Steady Steady 

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

Local Economic Situation Steady growth Flat Steady growth Flat Severe contrac-
tion 

Contraction Steady growth Flat Flat 

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

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

Coast Brisbane Ipswich Gold 
Coast Toowoomba 

Rental Vacancy 
Situation 

Balanced 
market 

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 

Balanced 
market 

Balanced 
market 

Shortage 
of 
available 
property 
relative 
to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Rental Vacancy 
Trend 

Steady Tightening Tightening Tightening Tightening Tightening Tightening Tightening Tightening Tightening Tightening Tightening Steady Tightening 

Demand for New 
Houses 

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

Very strong Fair Strong 

Trend in New 
House Construction 

Declining Declining Declining Declining Declining Declining Declining Steady Declining Declining Declining 
significant-
ly 

Declining 
significantly 

Declining Declining 
significantly 

Volume of House 
Sales  

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

Stage of Property 
Cycle 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Rising market Rising market Rising market 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 

Occasionally Occasionally Occasionally Occasionally Occasionally Almost 
never 

Occasionally Occasionally Occasion-
ally 

Occasionally Frequent
ly 

Frequently 

 
Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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QQuueeeennssllaanndd  PPrrooppeerrttyy  MMaarrkkeett  IInnddiiccaattoorrss  ––  UUnniittss 

 

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

Coast Brisbane Ipswich Gold Coast Toowoomba 

Rental Vacancy 
Situation 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Shortage 
of available 
property 
relative to 
demand 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

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

Demand for New 
Units 

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

Trend in New Unit 
Construction 

Steady Increasing Increasing 
strongly 

Steady Steady Increasing 
strongly 

Steady Steady Declining Declining Steady Steady Steady Declining 

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

Steady 

Stage of Property 
Cycle 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Rising 
market 

Rising 
market 

Start of 
recovery 

Rising 
market 

Bottom of 
market 

Rising 
market 

Approaching 
peak of 
market 

Start of 
recovery 

Bottom of 
market 

Declining 
market 

Bottom of 
market 

Are New Properties 
Sold at Prices 
Exceeding Their 
Potential Resale Value 

Occasionally Almost never Occasionally Occasionally Occasion-
ally 

Occasionally Occasionally Almost never Occasionally Occasionally Frequently Frequently Frequently Very 
frequently 

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

 
 

Townsville Mackay  Rockhampt
on  Gladstone  

 
 

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 

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 Stable Stable 

Volume of Property 
Sales  

Steady Steady Steady Steady Steady Steady Steady Steady Steady Steady Declining Declining Declining 
significantly 

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 

Approachin
g peak of 
market 

Declining 
market 

Declining 
market 

Starting to 
decline 

Declining 
market 

Local Economic 
Situation 

Contraction Flat Steady 
growth 

Flat Flat Flat Flat Flat Steady 
growth 

Contraction Contraction Contraction Contraction Contraction 

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

Significant Significant Significant Significant Significant 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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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 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Shortage 
of available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Severe shortage 
of available 
property relative to 
demand 

Shortage of 
available property 
relative to demand 

Rental 
Vacancy 
Trend 

Steady Steady Steady Steady Tightening Tightening Tightening Tightening Tightening Tightening Steady Tightening Tightening 

Demand for 
New Houses 

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

Trend in New 
House 
Construction 

Declining Declining Declining Steady Steady Declining 
significantly 

Declining Declining Declining Declining Declining Declining 
significantly 

Declining 

Volume of 
House Sales  

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

Stage of 
Property 
Cycle 

Peak of 
market 

Peak of 
market 

Peak of 
market 

Bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Approachin
g bottom of 
market 

Approachi
ng bottom 
of market 

Rising 
market 

Rising 
market 

Bottom of 
market 

Start of recovery Bottom of market 

Are New 
Properties 
Sold at Prices 
Exceeding 
Their 
Potential 
Resale Value 

Occasionally Occasionally Occasionally Almost never Almost never Occasionally Occasion-
ally 

Occasion-
ally 

Occasionally Almost never Occasionally Occasionally Occasionally 

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

                                                                          
                                              
 

0

1

2

3

4

5

6

Rental Vacancy Trend
Increasing Sharply

Increasing

Steady

Tightening

Tightening Sharply

0

1

2

3

4

5

6

Demand for New Houses

Very Soft

Soft

Fair

Strong

0

1

2

3

4

5

6

7

8

9

Stage of Property Cycle
Pe

ak of Market

Starting to 
Decline

Approaching Peak

Declining Market

Approaching 
Bottom



Month in Review | October 2020SSAA,,  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 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Severe shortage 
of available 
property relative 
to demand 

Shortage of 
available 
property relative 
to demand 

Rental 
Vacancy 
Trend 

Steady Steady Steady Steady Steady Steady Tightening Tightenin
g 

Tightenin
g 

Tightening Tightening Steady Tightening Tightening 

Demand 
for New 
Units 

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

Trend in 
New Unit 
Constructio
n 

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

Volume of 
Unit Sales  

Declining Declining Declining Steady Steady Declining Steady Increasing Increasin
g 

Steady Increasing Increasing Increasing Increasing 

Stage of 
Property 
Cycle 

Peak of 
market 

Peak of 
market 

Peak of 
market 

Rising 
market 

Bottom of 
market 

Bottom of 
market 

Declining 
market 

Approachi
ng bottom 
of market 

Approachi
ng bottom 
of market 

Rising 
market 

Rising 
market 

Bottom of 
market 

Start of recovery Bottom of 
market 

Are New 
Properties 
Sold at 
Prices 
Exceeding 
Their 
Potential 
Resale 
Value 

Occasionally Occasion-
ally 

Occasionally Occasionally Almost never Almost 
never 

Very 
frequently 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

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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Factor Adelaide Alice Springs Darwin Perth South West WA 

Rental Vacancy Situation Balanced market 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  Declining Steady Steady Declining significantly Declining 

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

Local Economic Situation Contraction Contraction Contraction Flat 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 
 
                               

                      
   

0

1

2

3

4

5

6

Rental Vacancy Trend

Increasing 
Sharply

Increasing

Steady

Tightening

0

1

2

3

4

5

6

Local Economic Situation

Severe 
Contraction

Contraction

Flat

Steady Growth

0

1

2

3

4

5

6

7

8

9

Stage of Property Cycle
Peak of Market

Starting to 

Decline

Approaching 

Peak

Declining 

Market

Approaching 



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


