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Welcome to the September edition of Month In Review

Market analyst’s data shows home values across the nation have risen around 20
per cent over the past 12 months. Yet, while yearly numbers were strong, monthly
gains have begun to slow.
It’s a tangible signal that property markets are beginning to stabilise
This aligns very much with what our teams are reporting on the ground where
steadier price growth is being noted in some regions. Listings numbers are rising in
some centres, so buyers have a little more choice than they did six months ago. In
addition, recent moves by APRA to increase serviceability buffers by 0.5 percent
could be a shot across the bow of runaway real estate prices.
Of course, there are still many factors at play that can influence future value
movements.
For example, tight rental vacancy rates and rising rents are attracting more
investors to the market. This is all in the shadow of shutdowns ending and a political
will for international borders to reopen, and vaccination rates surpassing national
plan targets in a growing number of states too.
Having up-to-the-minute information from professionals who work on the real
estate frontline is key during this time.
This is where our teams thrive.
In this month’s edition of our report, we kick off with a feature article revealing the
growing trend in ‘lifestyle industrial’ and the way it’s driving residential property
prices in select locations.
In the main commercial section this month, our teams discuss new development
and construction in the industrial sector. Stories of note include:

◗ Sydney – landlords seek ‘less intrusive/more stable’ tenants;
◗ Brisbane – lack of stock has seen developers take on both largeand small-scale projects;
◗ Adelaide – COVID has resulted in previously dormant industrial
land being quickly absorbed.
The task for our residential teams was to dissect the nation’s vacant
land markets. Some stories of interest include:
◗ Sydney – rural lifestyle lots in south-western Sydney see
extraordinary value gains;
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While extraordinary results continue for many population centres, there are signs
we’re heading toward more market stability as we approach the end of 2021.

◗ Melbourne – the western suburbs offer ample opportunity to buy
allotments;
◗ Canberra – knockdown-rebuilds in established suburbs remain
popular.
Finally, our rural teams deliver an
outstanding market wrap again this
month. They’ve also discussed
entry-level opportunities in primary
production markets throughout
the nation. A ready guide for those
keen to take their first steps into
the rural sector.
Please enjoy this latest addition
of Month In Review.
Gary Brinkworth
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We live in strange times. Upheaval is underway not just on the home front
and in our workplaces, but also in property markets. Kieran Clair
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How ‘industrial lifestyle precincts’ are driving
a residential revolution
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Commercial Director
Herron Todd White, Sunshine Coast

ED THWAITES
Commercial Director
Herron Todd White, Newcastle
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A case in point is the industrial property sector and
its relationship to residential owners and users.
For as long as most of us can remember, residential
property was considered far less appealing if it
was within proximity of industrial uses. This was a
golden fundamental among buyers and sellers.
But that’s been flipped upside down because we’ve
entered the age of industrial lifestyle precincts.
Industrial lifestyle precincts are new and

“You go there on a weekend and it’s really active which is
totally counter-intuitive to what traditionally happens in
industrial estates.”
established industrial areas that are no longer
dominated by smash repair shops, spray painters
and steel fabrication operations.

And they’re helping change the face of suburbs
while also creating an alternate living and
workspace for residents.

Instead, these precincts house artisan bakeries,
microbreweries, café’s, restaurants, climbing gyms,
basketball courts, recording studios… simply a
range of services that are not only lower impact
and convenient to everyday Aussies, but attractive
to have nearby.

Chris McKillop, commercial director at Herron
Todd White Sunshine Coast, says the move toward
lifestyle industrial is gaining momentum
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“You get things like microbreweries serving food, or
small retail outlets operating out of these sheds. So,
it’s not hard heavy industrial users.
“You go there on a weekend and it’s really
active which is totally counter-intuitive to what
traditionally happens in industrial estates.”
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We’re living in an era where some of the old rules
about real estate are being turned on their head –
and those who identify and embrace the changes
are flourishing.

Living in industrial
Mr McKillop said there are some fundamentals
which help these precincts thrive.
“Moffat Beach near Caloundra is a good example
of the way industrial areas are being transformed.
It has an established industrial precinct really
close to high quality million-dollar-plus residential
holdings. It’s also where you can jump on a
bike and be at the beach in three minutes. That
industrial area now houses a great restaurant and
a number of cafés – it’s a real destination precinct
for locals and tourists.”
Mr McKillop said there’s even the option to live
permanently in an industrial precinct via ‘caretaker
units’ if that takes your fancy.
“There’s definite residential living options in these
industrial precincts. In Moffatt Beach you can buy
a 100 square metre industrial space downstairs
that has a 100 square metre living space upstairs
Caloundra industrial property

Source: realcommercial.com.au
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“So, it becomes a low maintenance investment. There’s also a low buy-in here – you can pay $200,000
for a small ‘concrete box’ and stick a tenant in it. It’s an easy first step into commercial investment.”

“And we’ve definitely seen price growth in this
space. If you’ve got a couple of ‘toys’, they’re
great. You can live upstairs and then have
somewhere to park your car, caravan, boat and
trailer – they’re ideal.”
And it’s not just gentrification of older areas. New
developments are embracing the industrial precinct
movement, with the developers themselves eyeing
an opportunity to profit.
“We’re valuing an industrial project in Coolum
at present which will be anchored around a
microbrewer, and the actual architectural look
of the project is just fantastic. The developer Is
looking to get a premium on existing developments
due to the high-quality design elements. In addition,
the industrial units have mezzanine levels suitable
for offices with space available for a kitchen and
bathroom if the buyer wished.”
Investment opportunity
All this activity is starting to bring investors to the
field.
Industrial property has long been considered a
‘gateway asset’ for advanced residential investors
looking to break into commercial. This cohort is
now recognising the financial benefits in lifestyle
industrial.
“They can buy these investments for sub-$500,000
and they’ll get a five per cent net rental return,
because the tenant typically pays all the outgoings.
There’s definitely more investors starting to creep

into the space now.”
But investors shouldn’t journey in blindly or they
will be stung, according to Mr McKillop.
“Make sure you check the zoning so you’re
not with heavy industry users in the complex –
particularly if you’re looking for something with a
caretaker’s unit.
“You should also look to follow certain developers
doing new projects. Some developers are really
noticing the trend and chasing it, so keep an eye on
them.”
National phenomena
The shift toward lifestyle industrial is taking hold
across Australia with Ed Thwaites, commercial
director at Herron Todd White Newcastle,
confirming a rise in lifestyle industrial in his
region too.
“What they’re doing is more and more of that
‘hipster’ retail in these industrial areas. We
see a lot of small tenancies with a shopfront
with warehouse to the ground level and with a
mezzanine office above.
“In fact, our business is in one of these estates and
there’re things like microbreweries, pet grooming…
there’s even an Instagram famous bow hunter
called Adam Greentree who’s set up his Nexus
Bowhunting business just across from us.
“We’re also starting to see more investors
speculating on these units rather than just owner
occupiers. They keen to diversify out of residential
because everyone is chasing yield and that’s what
these can deliver.”

Mr Thwaites said the attraction of long leases and
outgoings paid by tenants were a big part of the
draw for investors.
“So, it becomes a low maintenance investment.
There’s also a low buy-in here – you can pay
$200,000 for a small ‘concrete box’ and stick a
tenant in it. It’s an easy first step into commercial
investment.”
Mr Thwaites said lifestyle industrial is changing the
face of his local market.
“There’s been an interesting example locally.
Beresfield and Thornton were the highest value
industrial estates in terms of land, and they’re half
an hour’s drive out of Newcastle. But Mayfield
West is much closer to the CBD, and it’s swapped
up the list to become the suburb with highest value
industrial land in our area in recent years.

COMMERCIAL

for $700,000. When your average house in Moffatt
Beach is over $1 million, that industrial property
starts looking very attractive.
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“Being within a few minutes of the CBD is very
advantageous to any industrial lifestyle location.”
Mr Thwaites said there are a few necessary steps
investors should take in terms of due diligence.
“I think you need to check on your strata costs.
Going for something newer with lower repairs and
maintenance allowances would help keep those
costs low.
“Also, if you can have a tenant up front, preferably
someone who’s established, that’s very important.
If you do buy vacant, check tenant demand. Make
sure you speak to experts about understanding the
vacancy rates in your area as well.”
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National Property Clock : Industrial
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Entries coloured purple indicate positional change from last month.

Adelaide
Ballina/Byron Bay
C’berra/ Q’beyan
Coffs Harbour
Echuca
Geelong
Gold Coast
Hobart

Illawrra
Lismore
Mackay
Melbourne
Newcastle
Rockhampton
Sydney

Bundaberg
Cairns
Gladstone
Hervey Bay

Horsham
Mildura
Perth
Townsville

Approaching
Peak of Market

Starting to
Decline

DECLINING
MARKET

RISING
MARKET

Start of
Recovery

Approaching
Bottom of Market

Central Coast
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Brisbane
Ipswich
Southern Highlands
Sunshine Coast

PEAK OF
MARKET

Orange
Toowoomba

Alice Springs
Darwin
South West WA

BOTTOM OF
MARKET

Liability limited by a scheme approved under Professional Standards Legislation.
This report is not intended to be comprehensive or render advice and neither
Herron Todd White nor any persons involved in the preparation of this report
accept any form of liability for its contents.
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New South Wales
Industrial property has, for the most part,
flourished during the pandemic, and strong
demand for great industrial space is stimulating
development across many centres.
This month our commercial teams discuss new
moves in their industrial sectors. From large scale
to small shed, and everything in between, here’s
what’s new in the industrial sphere.

Sydney
The industrial market in Sydney has been growing
consistently in 2021. We continue to note a
shortage in supply that is seeing values being
driven up and the competition between buyers
remaining very strong.

of this new supply of smaller strata lots has been
noted in suburbs such as Dural, Penrith, Mount
Druitt, Wetherill Park, Chullora and Enfield.
Broadly speaking, these new developments have
been attracting high rates per square metre as
owner-occupiers drive the demand. We have been
informed by a local agent that in some of these new
developments, the rates have increased so much
from the off the plan sale price that they have been
on sold at a significant profit more than once before
they even reach completion.
An example of the strong rates being achieved is 161
Arthur Street, Homebush. Units in this complex are
brand new and are well positioned to access major
motorways and arterial roads. The sales within this
complex have been over $5500 per square metre.

The industrial precincts closest to major
infrastructure have performed best and have
strongly increased in price since the initial
pandemic lockdowns of 2020. Prime locations such
as Silverwater are leading the charge. An older
unit in Egerton Street, Silverwater recently sold for
$6000 per square metre. Despite being older, we
believe this strong sale was driven by the location.
Smaller strata developments have seen a
resurgence with new development focused on areas
such as the outer and central west regions. Some

We have also noted high rates at Chullora in the
new development at 40 Anzac Street. Rates here
have also been over $5000 per square metre for
small industrial units. They too benefit from access
to arterials and Sydney Markets.
F

40 Anzac Street
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Source: commercialrealestate.com.au

Further west at Mount Druitt, a newly completed
complex is achieving rates over $3000 per square
metre for small units. Some of the warehouses
afford mezzanine levels. Each warehouse benefits
from a roller door five metres in height. The
warehouse areas have an internal clearance of up
to seven metres. There have been ten confirmed,
settled sales within the complex since November
2020, reflecting an overall sales rate for the
complex of 1.1 sales per month.
161 Arthur Street, Homebush

Source: commercialrealestate.com.au

Although we have heard from agents that leasing is becoming easier, many prospective tenants are
getting knocked back, particularly automotive users and gyms, with owners favouring less intrusive
or what some may view as more stable tenants.
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The investment market is strong with firm yields
at rates of 5.5% through to 7% being accepted
depending on property size, price range, tenant and
lease quality. The yield for small industrial bays is
stronger in the range of 4.5% to 6% due to lower
price range, affordability and increased competition
from the owner-occupier market.
Mount Druitt complex

Source: commercialrealestate.com.au

As far as leasing is concerned, rates haven’t risen
nearly as fast as capital rates given the market
is driven by owner-occupiers. This has resulted
in yields between 3.0% and 4.5% depending on
location. Although we have heard from agents
that leasing is becoming easier, many prospective
tenants are getting knocked back, particularly
automotive users and gyms, with owners favouring
less intrusive or what some may view as more
stable tenants.

There remains a severe shortage of industrial land
stock and this is forcing land prices upwards and
leading to redevelopment of older improved sites.
This trend looks to continue in 2021.
It will be interesting to see how the market reacts to
the Enterprise Park development at Coffs Harbour
Airport as there has been community debate on the
proposed land use, zoning and the leasehold tenure
on offer.

Overall we are optimistic about how the market
will perform over the remainder of the year. The
strengthening prices do not seem to be showing
signs of slowing despite the current lockdown
situation.

The construction phase of the Pacific Highway
bypass for Coffs Harbour will begin in 2021 and
this will add further pressure to the demand for
industrial leasing .The Highway works will provide
an overall economic stimulus to the local area and
a spin off effect on nearby towns with industrial
zoned holdings set to benefit.

Angeline Mann
Commercial Director

Ken Potter
Property valuer

Coffs Harbour
The local market is predicted to strengthen over
the next 12 months.
The industrial market currently features restricted
sales activity based on an overall low supply of
property but is recording increased leasing activity.
Overall rental levels are gradually increasing based
on the reduced supply.

The majority of these units are generally used for
owner-occupiers, namely smaller businesses and
tradies. However, we do have a fairly eclectic mix
of users in the location including a couple of gyms,
a brewery (check out Shout Brewery on Channel
Road) and a flower outlet as well as some of your
more standard industrial users.
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Values for strata industrial units have moved pretty
quickly in the past few years. You may have been
able to snap up a 300 square metre unit for $2000
per square metre a few years ago. That same unit
might fetch more like $2800 per square metre in
the current market despite the significant uplift in
stock. There’s obviously a strong market for this
type of property in the area.
We also note the imminent construction of a microunit complex on Spit Island Close, another addition
to the wildly successful Cubby Hole brand. We’ll
keep an eye on how pre-sales go at the complex
and how many COVID caravans can find a home
there.
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There has been minimal COVID-19 impact on the
local industrial market and this should continue in
2021.

Ed Thwaites
Property Valuer

Hunter Region
Industrial development in and around the
Newcastle area has been a very busy space in the
past year or so. Should you go for a drive through
the newest section of Mayfield West, also known
as the Steel River Industrial Precinct, you may
be surprised by the sheer number of strata unit
developments that have popped up in the area in
the past 12 to 24 months.
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Victoria
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A continued low interest rate environment coupled with pent up
demand is expected to drive values in the short term.

Melbourne

That said, the RBA has recently announced that
interest rates will remain unchanged. A continued
low interest rate environment coupled with pent
up demand is expected to drive values in the short
term.
In Melbourne’s outer north, the area which has
seen capital values increase dramatically is the
Epping industrial market. The appeal of this area is
its proximity to the Melbourne Fruit and Vegetable
Market, modern and well-designed industrial
precinct and excellent access to major road linkage
systems. Over the past twelve to eighteen months
we have seen the sub 500 square metre industrial
market increase from the mid $1000 per square
metre of building area range to between $2,000
and $2,500 per square metre of building area.
Developers have also struggled to keep pace with
demand from logistics and e-commerce occupiers
and given the scarcity of available serviced
industrial land within proximity of major transport

9/27
Graystone
Court,
Epping,
VIC, 3076

28/4/2021

2/27
Graystone
Court,
Epping,
VIC, 3076

9/4/2021

3/27
Graystone
Court,
Epping,
VIC, 3076

18/5/2021

17/93 Yale
Drive,
Epping,
VIC, 3076

4/2/2021

$520

$550

$545

$425

220

220

239

170

$2364

$2292

$2280

$2500

Although the COVID-19 pandemic and associated
lockdowns have seen increased pressure on
business, the industrial rental market has remained
relatively strong, with moderate demand in place. A
strong proportion of tenant demand has come from
online businesses using these types of warehouse
units for storage and distribution purposes as part

Rate
($/m2)

$/m2
Lettable
Area

Lettable
Area (m2)

Term

Sale Date

Address

$/m2
Lettable
Area

Below are some recent lettings of warehouse units
in Epping:

Lettable
Area (m2)

The below table shows a list of some small scale
industrial units in Epping which transacted at over
$2,000 per square metre of building area in 2021:
Sale Price
(,000)

of the e-commerce boom we have seen particularly
over the last 18 months.

Sale Date

linkages, we have seen strong upward pressure on
this market in particular.

Address

Over the past few years, Melbourne has
experienced considerable growth in the small-scale
industrial unit development market in the outer
industrial suburbs, particularly the western and
northern suburban market. This asset class sits at
an affordable price point for small scale business
operators, investors and occupiers looking for
additional storage space. The main risk to the end
value and saleability of these types of assets is the
potential for oversupply combined with a possible
economic downturn.

23/27
Graystone
Court,
Epping,
VIC 3076

7/7/2021

1+1

95

$16,500

$174

22/5
Scanlon
Drive,
Epping
VIC 3076

24/6/2021

2+1

180

$18,000

$100

17/10
Graystone
Court.
Epping,
VIC 3076

1/4/2021

3+2+2+2

430

$46,000

$107

1/10
Graystone
Court.
Epping,
VIC 3076

1/2/2021

3+3+3

513

$71,000

$138
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Melbourne

With land values expected to continue to increase
as developers need to create a reasonable margin
on their projects coupled with a broader lack of
supply, this market is expected to show further
gains throughout the remainder of 2021.
James Feeney
Valuer
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Queensland
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Brisbane

There has been a plethora of different development
types and scales occurring Brisbane-wide which is

been well sought after by investors and owneroccupiers alike.

Rivermakers Estate, Morningside.

Source: realcommercial.com

largely driven by the confidence in achievable rents
and capital values throughout all major industrial
precincts. Eagle Farm, Brisbane’s premier industrial
precinct of the TradeCoast, has experienced the
lowest levels of development activity, granted there
was a pre-existing scarcity in land. Nonetheless,
the precinct still experienced a tightening in
vacancy levels due to its strategic location. As such,
developers have sought land in periphery suburbs
of the TradeCoast such as Pinkenba, Morningside,
Murarrie and Lytton which are all experiencing
some small to medium-scale developments. For
example, construction continues to surge in the
recent land subdivision known as Rivermakers
Estate which comprises a mixture of multi-unit and
medium scale industrial developments that have

Furthermore, there have been notable land
subdivisions and developments within the southwestern industrial corridor such as Metroplex
Westgate which reflected strong acquisition
rates, ranging from approximately $350 to
$450 per square metre. This development has
the vision of replicating Metroplex on Gateway
at Murarrie and has been performing well in
recent months after a slow start. In the past 12
to 24 months, there has also been a significant
increase in construction activity within the
northern industrial precincts, more specifically
Brendale and North Lakes. Northern suburbs
experienced a large buy up in both smaller and
larger land parcels due to the scarcity of land in
the more central industrial precincts. We would
expect over the coming months that industrial
precincts with high underlying land value and
development potential will remain in high
demand and show sustained growth.
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The continued surge in industrial performance
throughout the second quarter of 2021 shows
that it has upheld its momentum from earlier this
year. The strength of the investment market at
present has contributed to a significant absorption
of prime, well-located assets and a contraction in
vacancy levels across all industrial precincts and
sectors. Owner-occupiers have rushed to secure
quality stock on the market which has been largely
driven by the low interest rate environment,
however this has proven difficult with the
increased prevalence of leaseback arrangements
illuminating the difficulties in securing a premises.
Due to this increased competition and decreasing
levels of stock in the industrial market across
the board, developers have capitalised on the
opportunity to commence both small and largescale developments which best demonstrates
the confidence exhibited in this fierce market.
Resultantly, land parcels and development sites
within prime industrial precincts are in high
demand and experiencing a strong increase in
capital values due to the shortage in availability of
existing stock at present and the perceived demand
for the completed built form.

These new developments have provided the
facilities for tenants and owner-occupiers
struggling to find a home amidst the substantial
levels of absorption across the market. There has
been an emerging trend in the current market
where developers have commenced construction

Once again, the industrial sector has proven to be the strongest performer across all asset classes
with both developers and investors showing sustained levels of confidence in this resilient industrial
market for the foreseeable future.
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The development and construction sector, much
like the investment market, has experienced
a good level of growth in terms of acquisition
rates, rental rates and yields. This has been
mostly prominent in prime, well-located industrial
precincts such as the TradeCoast, northern
industrial precinct and south-western corridor.
Land rates have been strongest in suburbs such
as Pinkenba and Hemmant where evidence
suggests large, unimproved sites have been in
high demand reflected through their sale rates
of circa $400 to $600 per square metre, in
comparison to rates of $200 to $400 per square
metre in locations such as Brendale and North
Lakes. Hardstand sites have also been performing
strongly and despite the stagnant nature of the
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rental rates remaining at approximately $20 to
$40 per square metre, leased hardstand sites
which provide interim or holding income have
been transacting at premiums.
Once again, the industrial sector has proven to be
the strongest performer across all asset classes
with both developers and investors showing
sustained levels of confidence in this resilient
industrial market for the foreseeable future. Much
like the investment market, the development and
construction sectors are not expected to see a
diminution in activity while the perceived demand
for the finished product remains strong.
Alistair Weir
Director

Gold Coast
Several new industrial developments on the Gold
Coast have recently transitioned into mixed use
product offerings with the inclusion of showroom
style accommodation. A number of new projects
have utilised good location attributes, where sites
are on or close to high exposure roads, to diversify
their market reach for strata units of an industrial
style. One new development at 2 Case Street,
Southport, has been designed to include showroom
style units which include glass tilt panel doors
and epoxy floors of a higher standard than typical
industrial units. The showroom units have been
positioned along the prime frontage of the site with
industrial units (approved for self-storage) located
along the rear boundary of the site. An example of
the showroom units is shown as follows.

2 Case Street, Southport

Source: Herron Todd White

Sales for the complex have shown strong results
with record prices being paid for this type of
accommodation. Smaller units (of under 100
square metres ground floor area) are now
approaching the $5000 per square metre mark
and analysed yields are currently ranging in the
general order of 4% to 5%.

COMMERCIAL

on speculative stock to combat the growing
levels of demand and tight supply. Over the past
12 to 24 months, pre-commitment to speculative
supply has been a prominent theme where some
developers have secured tenants as far out as 18
months prior to completion which is indicative
of the tightening in supply and the need for
additional stock on the market. Additionally,
the market is experiencing trends where major
tenants have outgrown their existing facilities
which is closely correlated to the increased
levels of online shopping, autonomous and nondiscretionary spending and the general strength
of the retail sector at present due to the economic
rebound in recent months. Major manufacturers
and grocery giants are also seeking to upscale
for similar reasons with many major tenants precommitting to speculative stock that is purpose
built for their requirements. Looking forward, a
large amount of speculatively built developments
is due for completion in the final months of the
year and absorption of this stock is expected to
remain high months before completion.

Another project in the initial stages of construction
at 314-328 Burleigh Connection Road, Burleigh
Heads, has a similar mixed-use nature, although
this is a much larger development with a wider
range of unit sizes which would appeal to a
broad range of end users. From this perspective
the design is a good utilisation of the 17,000
square metre site area and helps limit the risk
of oversaturation of one type of product by
incorporating a mixture of showroom, warehouse,
and self-storage units. The complex plans and
artist imagery are shown as follows.

A number of new projects have utilised good location attributes,
where sites are on or close to high exposure roads, to diversify
their market reach for strata units of an industrial style.
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range between $1700 and $2000 per square
metre.
An example of this is 9 Blue Rock Drive,
Luscombe, a 1,620 square metre warehouse in
the Empire Industrial Estate. It was purchased off
the plan by an owner-occupier in early 2021 for
$2.93 million (exclusive of GST), reflecting $1,809
per square metre. This is a modern, single tenant
industrial building.

buildings and strata unit developments. Both value
and rental rates for new strata title units appear to
have increased substantially, with evidence of units
selling at rates of circa $2,250 to $2,750 per square
metre, while leasing for between $160 and $180 per
square metre per annum net. This is well up on the
sales and rental rates achieved pre-COVID.
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Ryan Kohler
Director

Townsville
Townsville’s industrial market continues to show
positive signs on the back of optimistic growth in
the mining sector, historically low interest rates and
a continued focus on jobs growth.

314-328 Burleigh Connection Road, Burleigh Heads Source: realcommercial.com.au

There are several other projects planned in the
area, although of a much smaller scale, which
highlight the strength of the industrial market at
present – which so far appears to be COVID-proof.
New industrial developments on the northern
Gold Coast have remained more traditional. In
the Yatala Enterprise Area, a large proportion of
new builds comprises freestanding warehouses
for single or dual tenant occupation. Demand
remains strong and there are numerous examples
of proposed buildings being sold off the plan,
which is not typical for this market. Yield levels
are hovering around 6% and value rates typically

We have seen the volume of land sales within
the industrial market increase over the past 12
months, however this is coming off a very low base
and there remains adequate supply based on this
current demand.
9 Blue Rock Drive, Luscombe

Source: Herron Todd White

Over the past 12 months, yield levels have firmed
and value rates for both buildings and land have
improved, indicating the strength and resilience of
the industrial market at present. Growth in rental
rates appears to be more subdued, typically in the
order of $120 per square metre per annum net for
modern buildings.
Strata title developments, which have historically
been popular in this region, have been less common
of late, although there is still pent-up demand from
both owner-occupiers and investors, including
interstate investors.
Various stages of new lots have been released
within the Upper Coomera industrial estate over
the past 24 months. Developments completed
to date include a mix of traditional freestanding
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The project has had a good reception by the
market, with owner-occupiers and investors alike
showing very strong demand, particulary on the
southern Gold Coast at present. At the date of
writing, 33 of the 46 units are under contract.
Sale prices have also been strong with one of the
showroom units (circa 800 square metres over
two levels) having sold for over $4000 per square
metre overall. This would appear to be a record for
the location. The smaller self-storage and medium
sized warehouse units are both also showing strong
sale rates of well over $4,000 per square metre of
ground floor area.

We are now starting to see some of the “to be
constructed” work coming through on these
previously purchased lots. With the rapid increase in
construction costs over the past 12 months, it is now
proving difficult for these properties to stack up.
It is likely that the current construction cost,
supply chain issues and time frame will prove
inhibitive to new construction. Our market
currently has good quality constructed stock
available for purchase, which for now offers a
more financially feasible option.
Jason Searston
Director

Rockhampton
In the industrial property market, Rockhampton
purchasers and tenants have generally trended
towards better-quality buildings. Modern format
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In Rockhampton, industrial development
opportunities to watch include two key sites. First
is the recent sale of surplus railway land in Knight
Street, Park Avenue. This is an eight-hectare
site zoned low impact industry and improved by
several disused industrial sheds. This site was
reportedly purchased by local interests looking at
future development options. Second is the recently
established Lily Place development on the old
cement works site at Parkhurst which will provide 12
lots on about 20 hectares of high impact industrial
zoned land with lot sizes varying from one to 3.5
hectares.
Richard Dunbar
Property Valuer

Wide Bay
The industrial property market in the Wide Bay is
starting to demonstrate a general improvement in
market conditions.
Vacancies in the Bundaberg industrial market are
declining, with rents holding firm at approximately
$60 to $75 per square metre per annum gross for
secondary properties or tenancies in secondary
locations and $80 to $100 per square metre
per annum gross for better quality tenancies or
tenancies in prominent locations. The overall size
of the tenancy also influences the achievable gross
rental rate.

Modern format industrial buildings that provide good clearance and
good utility of both the building and site are preferred rather than
older, low clearance industrial buildings with limited site utility.
There appears to be a reasonable level of demand
from owner-occupiers and investors, although
demand from owner-occupiers is generally at lower
price points. Investment yields vary on property
quality, lease terms and tenant strength.
Vacancies in the Hervey Bay industrial market
are at a very low level, particularly within the
community titled industrial unit sector of the
market. There is evidence to suggest that rental
rates are beginning to increase within this sector of
the market.
Sales have been quite limited in the Hervey Bay
market over the past 12 months, however the sales
that have been completed indicate a healthy level
of investor demand.
Sentiment within the Maryborough market is
improving off the back of renewed optimism
brought on by the Rheinmetall NIOA Munitions
Factory and additional announcements relating to
the manufacturing industry within Maryborough.
However, there is very little market evidence to
suggest an overall improvement within the local
industrial market.
Notable development activity within the Wide Bay
includes:
◗ Bundaberg Brewed Drinks Super Brewery due to
commence shortly;
◗ Rum City Foods depot on Commercial Street due
to be completed soon;
◗ Recently completed Bundaberg Motor Group
dealership on Johanna Boulevard;
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◗ Rheinmetall NIOA Munitions Factory in
Maryborough West;
◗ Elliot Green Power Battery Energy Storage
System expansion adjacent to its Susan River
Solar Farm;
◗ Proposed Sword and Stone and ESS Inc
joint venture battery manufacturing plant in
Maryborough West.
Future significant announcements on the successful
train manufacturer to build Queensland’s next
passenger train fleet in Maryborough could also
result in further development activity.

COMMERCIAL

industrial buildings that provide good clearance and
good utility of both the building and site are preferred
rather than older, low clearance industrial buildings
with limited site utility. Investor appetite remains
strong for tenanted properties and as always, the
tenant profile and lease covenant remain central
to investors’ decisions on yield and price points.
Owner-occupiers are generally active up to $1.5
million, with investors active at all price points,
however they are most active up to $5 million.

Ben Harnell
Property Valuer

Mackay
There is a shortage of good quality heavy
engineering workshops of over 1500 square metres
with low site coverages in the Paget industrial
area. To meet this unsatisfied demand there has
been some construction activity. A recent example
is a 2282 square metre high bay workshop on a
6449 square metre site at 40 Gateway Drive which
was conceptualised on a speculative basis and
eventually occupied by Bis, a resources logistics
company, that needed to relocate from premises
at Mackay Harbour. Major industrial users in Paget
have difficulty planning for growth and future
tenancy requirements when many have relatively
short-term service contracts to the coal mining
industry relative to the time required to complete a
design and construct project.
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There have been no new major heavy engineering
investment sales due to a shortage of supply, rather
than an absence of investment demand. The most
recent transactions indicate a firming in yields to
around 8%.
Greg Williams
Director

Emerald
A couple of major industrial projects are proposed
at Sir Leslie Wilson Drive.
The first is a major expansion on a large partially
improved 2.62 hectare site with a main industrial
workshop building to comprise both a high bay
area and a low bay area with a total GLA of 1,819
square metres and two office/warehouse buildings
with a proposed GLA of 700 square metres. Upon
completion, the complex will have a total GLA of
3,319 square metres. It will be occupied by a mining
company.
The second is a new transport depot to be occupied
by Followmont.
The current trend in new industrial development is
towards good quality, large scale buildings on large
sites to provide low site coverage.
John O’Hagan
Valuation Director

Toowoomba
The western suburbs of Wilsonton, Glenvale and
Torrington remain the most popular industrial
locations in Toowoomba with the northern and
southern precincts considered more secondary
in nature. There is also strong demand for fringe

CBD service industry properties, with this market
dominated by owner-occupiers.
Leasing demand is currently subdued with an
increase in industrial vacancies since mid-2017.
Industrial rentals in Toowoomba have been
relatively static however the reduced leasing
demand has applied downward pressure on rentals
with leasing incentives now common.
Demand from owner-occupiers for vacant industrial
properties has also reduced since mid-2017 in line
with leasing demand.
There is currently very strong demand from
investors with yields between 7.5% and 8.5%
often achieved for fully leased properties in good
locations. There have also been a few instances
where properties with a strong tenant on a long
term lease have achieved a sub 7.5% net yield.
Yields for secondary properties are softer at
between 8.5% and 9.5%.
The demand for vacant industrial land in the
western suburbs remains moderate, with acre
lots achieving between $150 and $160 per square
metre. This is down from the peak of the market
which saw similar lots selling at $170 to $180 per
square metre. The overall lack of supply of land
in these areas should ensure that land values will
hold firm. Vacant land positioned within secondary
locations achieves a lower rate of between $100
and $140 per square metre.
Demand and supply for smaller industrial strata
units in Toowoomba is limited. This market is
predominantly owner-occupied with capital values

remaining static over the past two years. These
industrial units are often attractive to entry level
investors, but the reduced leasing demand can
often result in extended periods of vacancies.

Month in Review
September 2021

The Charlton-Wellcamp Enterprise Area (located
to the west of Toowoomba) is seen as the future
location for the growth of the region’s industrial
development. The location of the industrial precinct
was chosen due to its proximity to the existing
Western Railway, the proposed Inland Railroad
and the connection point between the existing
Warrego Highway and the planned Toowoomba
Bypass (construction now complete) which also
provides a link to the Gore Highway to the south.
The precinct is primarily to provide larger scale end
users with the minimum lot size set at two hectares.
Construction of the first land subdivision in the
Charlton-Wellcamp Industrial Precinct (known
as Witmack Industry Park) has concluded with a
number of design and construct projects within the
estate also completed. Construction of a second
estate (with a transport and warehousing focus)
was also completed in early 2016. Development
of the Wellcamp Airport & Business Park has also
commenced with the airport opened in November
2014 and lots in the business park available in 2020.
The sale rate of the subdivided lots has been slow
with most development to date a part of design
and construct projects with lease-back. As such
the rates paid for englobo sites are somewhat
speculative until demand for the smaller subdivided
lots improves.

COMMERCIAL

We are aware of a proposal for a large purposebuilt workshop and office/showroom with extensive
concrete hardstand on a 7000 plus square metre
site at Dozer Drive.

Ian Douglas
Director

These industrial units are often attractive to entry level
investors, but the reduced leasing demand can often result
in extended periods of vacancies.
15

South Australia
South Australian industrial property has been
highly sought after over the past 12 months.
Tenanted industrial assets have proven to be hot
commodities in the current market, with longWALE, high-quality assets continuing to draw a lot
of attention from investors. Recent evidence of this
is available in Para Hills where an industrial asset
leased to AMA group on an eight-year lease sold
at auction in early August and reflected a yield
of 4.09% at a sale price of $5.38 million. In our
March edition, we touched on interstate investors
purchasing industrial investments at sub 6% yields,
and the yield compression has continued through
the second and third quarter of 2021, driving capital
values upwards and pushing yields to sub 5% now.
This month, we look to new industrial developments
within the South Australian market and the
underlying projects and tenant demands fuelling
this construction.
Industrial land across metropolitan Adelaide has
been absorbed quickly in the current market after
experiencing extended time on the market in a
pre-COVID environment. Infrastructure upgrades
have had a positive impact on absorption, and
this is predicted to continue as the North-South
corridor, Northern Connector and other road
infrastructure projects progress. These various
state projects have resulted in more demand for
industrial space, and because of this, new industrial

development is occurring in these northern areas
around the newly improved transportation routes.
Opportunities currently exist in Gillman and
Wingfield; both suburbs are situated to the north
of the Adelaide CBD and near the North-South
motorway upgrades.

Industrial land for sale through General
Property at 25-29 Whicker Road, Gillman SA Source: realcommercial.com.au

As touched on in our previous industrial update,
industrial rents remain steady in major precincts
around South Australia. Previous to 2021, face
rents were being maintained by significant use of
incentives, however as the use of the incentives is
now decreasing in a more active market, face rents
remain stable.
Over the past twelve months, land values have
been creeping upwards in the industrial market.

Over the past twelve months, land values have been creeping
upwards in the industrial market.

The infrastructure projects have resulted in
space being occupied by the state government
to carry out these projects, as well as suppliers
and contractors requiring space to help develop
the new roads. One such example is the outernorthern industrial suburb of Gillman, located
adjacent the Port River Expressway, which has
remained largely undeveloped with minimal new
construction in the past five years – in 2021 alone,
four vacant allotments ranging between 8,000
and 12,000 square metres have been sold to
owner-occupiers with developments currently in
the planning stages.

COMMERCIAL

Adelaide
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Agents are reporting strong leasing demand
for industrial assets and low vacancy rates
across the sector as a whole. This has created a
demand for speculative development of stratatitled industrial unit developments throughout
2021. Two such examples are Dudley Park
(Islington Court) and Edinburgh (West Avenue).
On Islington Court, Dudley Park there are four
newly constructed boutique office/warehouse
tenancies (circa 350 square metre lettable area).
Further north, Edinburgh features several smaller
office/warehouse tenancies on West Avenue that
have been offered for sale or lease in the past
few months. Recent sales at the Dudley Park
development reflect passing yields of 4% to 5%
while smaller units in the more outer-northern
location of Edinburgh reflect yields in the 5% to
6% range. Approximately 18 to 24 months prior,
investors would have expected to purchase such
properties at circa 1% higher.
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Newly constructed industrial units on
Islington Court, Dudley Park

Source: realcommercial.com.au

COMMERCIAL

At the higher end of the scale, design and construct
deals are more prominent in the industrial market.
Australia’s leading wholesaler, Metcash, has
recently completed the development of a new $65
million distribution centre in Gepps Cross. The
company signed a long-term lease with Charter
Hall who facilitated the development on a design
and construct basis. The distribution centre spans
almost 70,000 square metres and will enable
Metcash to supply central Australia’s supermarkets.
In addition to this, 21-25 Caribou Drive, Direk is
currently offered for sale or lease through Leedwell
Property on a 12,500 square metre allotment
with purpose-built designs available and purchase
options for turnkey facilities.
Chris Winter
Commercial director
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Western Australia
As we embark on the 2022 financial year and in
the wake of the COVID-19 pandemic, the industrial
property market in Western Australia continues to
forge ahead and leave the office and retail asset
classes in their wake.
New construction to date however has been limited,
in part due to the take up of existing space which
had sat vacant for a prolonged period. However
much of this stock is of dated construction.
Present day building compliance has rendered
older facilities often unfeasible to bring up to code
or meet the current operational requirements of
prospective occupants.
Aside from compliance upgrades, our team has
witnessed consistent specification enhancements
for older stock including installation of energy
efficient LED light fittings replacing older style
incandescent high bay lamps, installation of solar
panels and greater automation.
New construction activity has been prevalent in
recently created industrial land estates such as
Tonkin Highway Industrial Estate in Bayswater and
Roe Highway Logistics Park in Kenwick, however
the volume of construction has been constrained
by a finite supply of land in those estates and other
core industrial estates. Our enquiries indicate that

land in both the Tonkin Highway Industrial Estate
and the Roe Highway Logistics Park is sold out
or is being retained by the original developers
for design and construct leasing opportunities to
provide passive lease income post completion of
the subdivision.
The vast majority of new development around
Perth has been on a design and construct
arrangement. Tenants enter into such agreements
with builders often at inflated rental rates
negotiated on a formulaic basis as a percentage
of total construction cost (i.e. economic rents) as
opposed to market fundamentals.
Much of this new built-form development comprises
high quality fabrication, transport and logistics
facilities, coinciding with steady uplift in demand
over the past 12 months and lack of suitable
existing stock. The rise of e-commerce after the
disruption to normal business operations caused by
the COVID-19 pandemic has put the spotlight firmly
on logistics facilities in particular. Such facilities
are likely to become more prevalent in Western
Australia to meet customer delivery expectations
and accord with advances in technology.
The residential property market in Perth is
currently experiencing strong conditions fuelled
by the prevailing low cost of debt funding and

increased consumer confidence, together with
government stimulus packages. As a result,
those companies supporting the residential
construction sector are beginning to seek
alternate, larger scale premises.
Increased on-shore manufacturing (for example,
pharmaceutical and medical supplies) is also
contributing to construction activity, especially for
owner-occupiers.
There has been a smattering of new strata titled
developments in secondary industrial precincts
such as Gnangara and Wangara in Perth’s north.
The product, typically consisting of industrial units
ranging from 150 square metres up to 350 square
metres in size, is tried and tested in such estates.

COMMERCIAL

Perth
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Infrastructure projects including the NorthLink WA
and Forrestfield Airport Link have also assisted to
trigger new construction activity.
NorthLink WA was a $1.02 billion transport project
in Perth’s east, north-eastern corridor providing a
non-stop transport route from Morley to Muchea.
The project was completed in April 2020 and has
begun to directly benefit existing industrial estates
in that corridor whilst also providing the impetus
for developers to create new industrial land in
Muchea catering to the freight transport sector.

The Western Australian economy continues to go from strength to strength on the back of successful
containment of COVID-19 and a strong mining and resources sector which bodes well for Perth’s
industrial property market in financial year 2022.
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The Forrestfield Airport Link is the construction
of a new passenger rail line linking Perth City
to Perth Airport and continuing further east to
the suburb of Forrestfield. The rail link forms
part of the state government’s Metronet project.
This project has already enhanced the profile of
the Forrestfield industrial precinct and driven
new development, particularly around the
train station, albeit on a limited scale due to
geographical constraints. Construction is well
advanced with the first trains to operate on the
Airport Line in the first half of 2022.
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The Western Australian economy continues to go
from strength to strength on the back of successful
containment of COVID-19 and a strong mining
and resources sector which bodes well for Perth’s
industrial property market in financial year 2022.
Greg Lamborn
Director
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Northern Territory
The industrial property market in Darwin has not
yet enjoyed the surge in values that have been
seen in the residential markets. There is still an
oversupply of industrial accommodation, especially
of older style properties in the established areas
of Winnellie and Berrimah. This will need to be
absorbed by the market, most likely as a result of
a major employment project, before any change in
values is evident.
Takeup of new land, which is also oversupplied, is
also steady although there have been some sales in
Berrimah Industrial Park. This estate benefits from
its location at the demographic centre of Darwin,
being equidistant from the CBD, northern suburbs
and Palmerston.

Berrimah Industrial Park under construction

We note that industrial property markets in other
States have enjoyed stronger conditions due to
Covid factors leading to demand for distribution
centres for online retail. This trend has not been
evident in Darwin due to our smaller population not
justifying such centres and our fortunate position
(to date) regarding Covid lockdowns.
The announcement of the awarding of the tender
for the construction of the new $270 million fuel
storage facility at East Arm by the US Government
is a positive step in cementing the importance
of Darwin as a defence centre. This project is
anticipated to create 400 jobs during construction
which will also be a boon to the local economy.

COMMERCIAL

Darwin
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Terry Roth
Director

Source: Dixon Group

There is still an oversupply of industrial accommodation,
especially of older style properties in the established areas
of Winnellie and Berrimah.
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Australian Capital Territory
Canberra’s industrial market is concentrated in
three main localities, namely Mitchell in the north,
Hume in the south and Fyshwick centrally located
near Canberra Airport. The Fyshwick market
remains the most popular of the three, providing
a mixture of small, medium and large industrial
and bulky goods use space, but activity in Mitchell
continues to increase on the back of population
growth in the Gungahlin district.
Most of the land releases in the ACT are through
the Indicative Land Release Program controlled
by the ACT government. The program is based on
the current level of demand for industrial land.
According to the program, 20,000 square metres
of industrial land will be available in Fyshwick
between 2021 and 2022 and 20,000 square
metres in Pialligo between 2022 and 2023. The
ACT government will further release 18,000
square metres of industrial land in Hume, the last
land to be released in the Hume industrial estate
under the Four Year Land Release Program. The
recent industrial land sales in New West Industry
Park, Canberra’s growing industrial estate located
in Hume, indicate a rate per square metre of $175
to $250.

with semi and B-double access remain hard to
find. Across the market, rents for large, industrial
warehouses vary from approximately $150 to
$190 per square metre gross, relative to size
and quality. New purpose-built developments
demonstrate higher market rents, relative to the
build specification, while medium sized tenancies
are seeing rents of $185 to $250 per square
metre gross.
There is typically a flight to quality with defensive
assets underpinned by strong corporate tenants on
long lease terms that are not exposed to economic
issues associated with the Coronavirus in very high
demand. We’ve seen properties with good tenant
profile attracting a tight yield, circa 6% for large
modern warehouses in Hume and Beard and sub
6% for properties in Fyshwick in the sub $5 million
price bracket.

COMMERCIAL

Canberra
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Lucy Xu
Valuer

Due to limited new land supply, good quality
warehouses and distribution-type complexes

There is typically a flight to quality with defensive assets underpinned
by strong corporate tenants on long lease terms that are not exposed to
economic issues associated with the Coronavirus in very high demand.
21

Property Market
Indicators
September 2021

Month in Review | September 2021

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

Central Coast

Canberra

Coffs Harbour

Lismore

Ballina/Byron Bay

Newcastle

Southern
Highlands

S y d ne y

Rental Vacancy Situation

Shortage of available
property relative to
demand

Balanced market

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

Severe shortage of
available property relative
to demand

Rental Vacancy Trend

Tightening

Steady

Tightening

Steady

Tightening

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

Rental Rate Trend

Increasing

Stable

Increasing

Increasing

Increasing

Increasing

Increasing

Increasing

Volume of Property Sales

Increasing

Declining

Steady

Steady

Steady

Increasing

Increasing

Increasing

Stage of Property Cycle

Rising market

Starting to decline

Rising market

Rising market

Rising market

Rising market

Approaching
peak of market

Rising market

Local Economic Situation

Steady growth

Flat

Steady growth

Steady growth

Steady growth

Flat

Steady growth

Steady growth

Significant

Significant

Small

Significant

Significant

Small

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

6

Sharply
5

Increasing

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

Rental Vacancy Trend

6

Severe
Contraction

5

4

4

Contraction
Steady

3

3

9

Peak of
Market
Starting to
Decline

8

7

6

5

4

2

Flat

Tightening

2

Peak

Steady Growth
0

Approaching

3

2

1

1

Tightening
Sharply

Local Economic Situation

Declining
0

1

0

Market
Approaching
Bottom
Rising Market

Stage of Property Cycle

Month in Review | September 2021

Victorian and Tasmanian Property Market Indicators – Industrial
Factor
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Queensland Property Market Indicators – Industrial
Factor
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SA, NT and WA Property Market Indicators – Industrial
Factor
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leading independent property
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you are. Our valuers work in the
property market every day, providing
professional services for all classes
of property including commercial,
industrial, retail, rural and residential.
Herron Todd White is Australian
owned and operated. With directors
who are owners in the business,
our team has a personal stake in
providing you with the best service
possible.
Liability limited by a scheme
approved under Professional
Standards Legislation.

TALK TO YOUR LOCAL EXPERT
Commercial
NT

Terry.roth@htw.com.au

SA

Chris.Winter@htw.com.au

QLD

Alistair.Weir@htw.com.au

ACT

Scott.Russell@htw.com.au

VIC

Jason.Stevens@htw.com.au

WA

Matt.Tanner@htw.com.au

NSW

Angeline.Mann@htw.com.au

TAS

Andrew.Peck@htw.com.au

Residential
NT

Will.johnson@htw.com.au

SA

Jarrod.Harper@htw.com.au

QLD

David.Notley@htw.com.au

ACT

Angus.Howell@htw.com.au

VIC

Perron.king@htw.com.au

WA

Brendon.Ptolomey@htw.com.au

NSW

Matt.Halse@htw.com.au

TAS

Andrew.Peck@htw.com.au

Rural
NT

Frank.Peacocke@htw.com.au

SA

Angus.Shaw@htw.com.au

QLD

Will.McLay@htw.com.au

ACT

Scott.Fuller@htw.com.au

VIC

Angus.Shaw@htw.com.au

WA

David.Abel@htw.com.au

NSW

Angus.Ross@htw.com.au

TAS

Angus.Shaw@htw.com.au

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

