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Time has found a way of taking your norms and ! ipping them upside down. Let's face it, many markets 
were " l led with gleeful investors sitting back comfortably whilst tapping their " ngertips lightly upon on 
their chest, a broad grin spreading across their face knowing that the markets were solid and growth 
seemed assured. All of a sudden a couple of specters decide to gatecrash the party and wreak a little 
havoc. Interest rate rises joined forces with a global credit crisis to shake down our con" dence. It seemed 
as if suddenly, buyers realised that you can actually negotiate the purchase price of property and that if 
you missed one, there was likely another on the horizon.

In many states and territories, major markets are in a holding pattern. Sellers are under some stress but 
not really enough to cause a cascade of collapse under " re and brimstone. Buyers are becoming coy 
and toey with more than a few willing to hold o#  until some stability appears and they can be sure they 
won't dash their cash on an unwise purchase. The thing we do know about a changing market is that the 
savvy portfolio owner can sna$  e a prize catch or two if they know where to cast the net.

This month, our team of professionals have had a think about where their markets are showing 
opportunities. They have asked around and looked for those localities, sectors and property types that 
seem to be a little underdone and are due for a bit of an upward ride as things start picking up again.

Some of these areas have su# ered from a general malaise for some time and vendors are now feeling 
the pinch where their dreams of ongoing 15% to 30% capital growth are becoming a single digit reality. 
If they want to sell, or worse still need to sell, then they have to be willing to treat most o# ers with some 
respect and allow a little room to move on their price.

Throughout this month's issue are tips as to where you can place your hard earned and wait for things 
to turn back into strong growth territory. By bucking the trend and trusting your instinct that the future 
looks oh-so-bright, investors may " nd that they will look back with a smug self satisfaction on today's 
purchasing decisions.

There is some real diversity in this month's pages. Whilst many consider the entry level option is the 
safest harbour in which to anchor, there are still plenty of possibilities for those of you wishing to travel 
" rst class and " nd some high end alternatives with a reasonable price tag ± particularly if your liquidity 
is good.

For commercial, our sages have cast a glance over the retail sector and attempted to spot the spots 
where you can make some dollars by buying well. Like residential, many potential purchasers of retail 
property appear to be biding their time and considering their choices ± but if you're ready to go there 
are prospects to be measured and game to bag.

All in all we have found some general areas with appealing alternatives for you to contemplate, but it 's 
always best to hone in and ask the professionals about the nuances of your property portfolio. There is a 
Herron Todd White representative who has the curative answers to any property questions that ail you. 
So don't sit in silence su# ering¼ call your local o&  ce and " nd out the lowdown on where the good time 
bargains begin. 

Kieran Clair
Certi" ed Practising Valuer
1 September 2008

kieran.clair@htw.com.au

A Golden Opportunity - Positive 
Prospects in a changing market
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Frequently Asked Questions

Q: My accountant suggested I get a Tax Depreciation Schedule. What do I need it for?

If your property is being used to generate an investment income, the Australian Taxation O&  ce (ATO) 
allows the property owner to claim back the decline in building value by way of a Tax Deduction.

The amount of the deduction varies depending upon the date of the original building construction but 
is either 2.5% or 4% of the Capital Works Component of the building cost.  

In addition to this, the ATO recognises that a number of building components have a shorter life than 
bricks and mortar. These items include appliances, carpet, air-conditioning, blinds and smoke detectors. 
Plant and equipment has a shorter e# ective life than the main building structure and is subject to a 
higher rate of depreciation.

Apartment blocks are eligible for further allowances for c̀ommon property' such as corridors and 
stairways, and the owner is entitled to their share of common improvements as part of their depreciation 
claim.

Depreciation is an important consideration for property investors, and Herron Todd White can assist you 
in minimising tax and maximising your property returns.

Q: What deductions can I claim? 

All ATO speci" ed plant and equipment items and building write-o#  allowance (where the building 
quali" es) can be claimed.

Q: Is my property too old to claim depreciation?

No. It is not commonly known that: 

Your investment property does not have to be new:  both new and old properties will attract some 
depreciation deductions.  A common myth is that older properties will attract no claim. 

You can adjust previous year's tax returns: When a property owner has not been claiming or maximising 
tax depreciation deductions, up to the previous four " nancial year's tax returns can currently be 
adjusted and amended. 

If we " nd there are no deductions available, Herron Todd White will not proceed with the report.

Q: Can I claim renovations done by the previous owner? 

Yes. Anything in the property that is part of a previous renovation will be estimated by our quantity 
surveyors and depreciated accordingly.  This includes items that are not obvious e.g. new plumbing, 
waterproo" ng, electrical wiring, etc. For capital improvements to qualify for the Division 43 construction 
write o#  allowance, they must be completed after the 27th February 1992.

Q: What is the di# erence between plant and equipment and the building write-o#  allowance? 

Plant and equipment items are basically items that can be easily removed from the property as opposed 
to items that are permanently " xed to the structure of the building. 

·

·
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Plant items also include items that are mechanically or electronically operated, even though they can be 
" xed to the structure of the building. Plant and equipment items include (but are not limited to): 

Hot Water Systems 

Carpets 

Blinds 

Ovens 

Cooktops 

Rangehoods 

Garage Door Motors 

Door Closers 

Freestanding Furniture 

Air Conditioning 

The building write-o#  allowance is based on historical building costs. Your property will qualify for 
this allowance if it was completed after 18th July 1985. Herron Todd White will cover all aspects of a 
property's construction - from walls and ! oors to wiring and plumbing.

Q: Why are there two methods of depreciation? 

Two methods can be applied when depreciating property, the Diminishing Value (DV) and Prime Cost 
(PC) method.  Each method results in di# erent rates of depreciation over time, and the intentions of the 
property investor will determine which depreciation method will be most suitable for them. 

Under the diminishing value method the deduction is calculated as a percentage of the balance you 
have left to deduct. The formula for calculating depreciation using the diminishing value method is: 

Properties settled pre 10th May 2006 

Opening deducted 
cost

x
Days owned 

365
x

150% Plant's productive life 
(in years)

Properties settled on or after 10th May 2006 

Opening deducted 
cost

x
Days owned 

365
x

200% Plant's productive life 
(in years)

*Note: On average this change will increase the rate of depreciation by 33%. 

Under the prime cost method the deduction for each year is calculated as a percentage of the cost. The 
formula for determining the amount of depreciation deduction under the prime cost method is: 

Properties settled pre 10th May 2006

Cost x
Days owned 

365
x

100% Plant's productive life 
(in years)

Q: Which depreciation method is best for me? 

This depends on how you want to claim, however the adopted method will apply for the duration of 
the schedule.

·

·

·

·

·

·

·
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If you claim using the Diminishing Value Method (DV), you are claiming a greater proportion of the 
assets cost in the earlier years of the e# ective life. For example, if the owner purchased the property for 
the purposes of a short term investment and planned to sell it in approximately 5 years time, the DV rate 
would be a more attractive option to take, as it provides higher returns over the earlier years. 

If you claim using the Prime Cost Method (PC), you are claiming a lower but more constant portion of 
the available deductions over the life of the property. If the owner is intending to retain ownership for 
a longer period of time then the PC option may be more suitable as it provides a constant projection of 
what the investor's tax deductions will be. 

Q: What information do I need to provide for a Tax Depreciation Schedule? 

Information we require to produce a Tax Depreciation and Capital Allowance report includes the 
following: 

Your settlement date 

Purchase price 

Access Details for Inspection (e.g. Property Manager or Tenant Details) 

Any information pertaining to improvements or additions made to the property including dates and 
costs where available 

Tenancy date - the date the property became income producing 

If you have lived in it as your primary place of residence previously then ask Herron Todd White about 
our CGT reports ± commission two reports and save+

·

·

·
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When things slowdown, there is a percentage of the 
buying public that sit on their hands and wait for it to 
sort itself out. As has been the case recently, a few factors 
such as interest rate rises and poor credit situations in the 
global economy turn things from a seller's market into 
a buyer's market ± a situation unwilling to change until 
buyers start gaining some con" dence that things won't 
get worse before they get better.

It is in this climate that property can be purchased at a 
reasonable price level and held onto for the medium to 
long term. By sourcing real estate while everybody else is 
a little gun-shy, you increase the numbers of opportunities 
and reduce the competition. Your position is often further 
strengthened by the current level of demand from 
tenants. With a steady income stream attached to your 
purchase there is a better chance of staying on top of 
your debt.

This month's issue makes for fascinating reading as our 
o&  ces around Australia look at bargain options for your 
next purchase.

Sydney

There has been a de" nitive slowing across Sydney's 
residential market as a whole in August. Conditions 
experienced over the past year with interest rate rises 
and economic turbulence, have caught up with the 
residential market. This has created a market currently 
favouring buyers. Even traditionally, resilient areas such as 
in Sydney's Eastern suburbs are also experiencing a slow 
down. Previously, properties in these strong performing 
suburbs were in extremely high demand but they too are 
now experiencing the decline in the market. Buyers now 
have the bene" t of taking their time to purchase their 
properties and are not being forced into a bidding war as 

they would have previously experienced. This weakening 
trend is also evident in Sydney's CBD with a normally 
consistent market showing signs of slowing down 
especially in the lower to middle end properties. Sydney's 
Western suburbs have remained soft, although suburbs 
such as Kellyville Ridge and Rouse Hill have stuck out as 
stronger performers due to new development in the area. 
These suburbs are still considered very a# ordable and are 
being pushed along by the " rst time homebuyer's grant, 
creating more a# ordability for younger people.

Rents have remained strong and steady across Sydney. 
Quick and easy renovations may increase rents in aiming 
to meet a positive cash ! ow, especially in the middle 
ring suburbs of Gladesville and Ryde. These areas have a 
strong family demographic looking for comfortable rental 
accommodation, meaning a high demand for renovated 
dwellings. Smart landlords may jump on this opportunity, 
helping to push up their rental returns with little capital 
investment required.

The suburb of Liverpool in Sydney's south west has 
been discussed as a market in which to get a so called 
`cheap deal'. Properties are comparatively well priced in 
comparison to other Sydney suburbs. Investors are able 
to receive a very high rental return, which provides for 
a good source of cash ! ow in the short term. However, 
buyers should be aware of limited capital growth due 
to the location and large supply. At present, rents are 
very strong but if these decline in the future, Liverpool 
may become a less attractive option for investors and be 
more bene" cial to owner-occupiers. With mortgagee-
in possession sales on the rise in this area, prospective 
buyers are cashing in on other peoples' misfortune to get 
a good deal.

There has been mention of some sales recently that have 
been ̀too good to be true' and potential purchasers must 
be aware of these. New stocks for units/townhouses in 
the outer west over recent times have been purchased 
on a two-tiered market basis. Many of these have gone 
mortgagee in possession and buyers should beware 
of projects that incorporate 110% " nance/caveats on 
title/project marketing/seminar investments for these 
properties. This kind of marketing substantiates the 
importance of getting an independent valuation done 

Residential Overview
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before putting down a deposit. In addition to these types 
of sales there have be a higher amount of private sales 
recently, which re! ected by a cheaper than anticipated 
purchase price.

In conclusion, the Sydney residential market as a whole 
has started to soften, creating what was previously a 
sellers market into a buyers market. Interest rates are 
predicted to be reduced or at least remain steady in the 
coming months, which is likely to restore con" dence in 
the market although it remains to be seen exactly how 
the market will respond. 

Wollongong

No matter what type of property you are looking for, be it a 
family home or an investment property, we are all looking 
for that golden opportunity - a `good buy' that meets 
our needs. With the current down turn in the residential 
property market throughout the Illawarra region, now is 
an ideal time to " nd such a property.

Anecdotally, there are local property owners who are 
experiencing mortgage distress and may ultimately be 
in the unfortunate position of facing the repossession of 
their home. Whilst this is not a good thing for the market, 
it will tend to create a situation where a buyer can pick up 
a property for a good price, sometimes even substantially 
below the market value of the property some 12 to 18 
months ago.

Units have been particularly vulnerable under the current 
market condition, partially due to oversupply. The 
number of unit projects developed in the area in the past 
2 to 3 years has tended to oversupply the market. The 
Department of Housing quotes a fall of 7.4% in the strata 
median price in Wollongong over the last year.

When oversupply occurs, the developer is left with 
no other choice but to reduce the prices on the units, 
particularly if they need to sell them in a reasonable time 
frame. There are a few examples of this in the Wollongong 
CBD. 

Due to the current market climate and the situation being 
faced within many of the new developments, there are 
a number of good buys on o# er. Recently a 2 bedroom, 
one bathroom, one car space unit sold in the Land Mark 

development in West Crown Street for ;350,000. The unit 
has good ocean views over the CBD and is within walking 
distance to the train station and shops ± we would 
consider this to be a good buy. 

Another thing to consider when looking for that golden 
opportunit y is gentri" cation. There are many pockets 
throughout the Illawarra that are currently dominated 
by older 1950's and 1960's department of housing 
properties that are in great locations by the Beach and 
Lake. Many of these properties are starting to be sold by 
the Department of Housing and are now privately owned. 
New owners are knocking down the tired old houses to 
build new, so called `McMansions,' which tends to gentrify 
the area and provide new impetus to schools and shops. 
A current example of where gentri" cation is happening is 
in parts of Berkeley and Woonona.  

Overall, the present Illawarra property scene is more 
and more a buyers market - so it can be a good time for 
cashed up buyers to snare a bargain.  Of course, if you 
have a home to sell, you will " nd that you are buying 
and selling in a soft market. If you are looking to buy a 
property make sure you really get expert advice form a 
quali" ed professional, who acts for you not the vendor, 
so you don't miss that golden opportunity. 

Central, North < West NSW

DUBBO

The real estate market in Dubbo continues to remain 
predominately a ̀ buyers' market', with the number of 
properties on the market increasing. This has provided 
buyers' more choice and the ability to negotiate. 

There appears to be an oversupply of high cost properties 
on the market (;400,000=), which is a result of continually 
high interest rates and the large supply of residential land 
available that allows a choice of ̀build or buy'. As a result, 
there is now downward pressure on prices and extended 
selling periods. 

Residential unit sales are also experiencing similar 
conditions as Dubbo's high cost market, which we believe 
is a re! ection of investor and " rst home owner hesitancy.

BATHURST/ORANGE

Overall the Bathurst/Orange market has seen a general 
slowing in all sectors of the residential market in recent 
times. With more of a buyers' market starting to emerge, 
there is a price range for houses which are becoming more 
a# ordable/reasonably priced in the low to mid ;300,000 
range. A minimal amount of new residential development 
is coming to the market with quite prudent purchasers 
having a reasonable range to choose from. As such, these 
purchase prices seem to be softening/lowering or sale 
periods extending with some vendors holding out for a 
higher o# er. This has led to there being a sector of the 
market which has slightly older dwellings (say circa 1980 
to1990) which, unless they have been renovated and 
modernised internally, are being transacted for lower 
purchase prices. 
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These properties include the typical 3 to 4 bedrooms 
with one or 2 bathrooms brick veneer dwellings of a 
reasonable size that until recently were transacting for 
mid to high ;300,000, are now heading into the lower 
;300,000 bracket, particularly if dated in appearance. 
Typically, these dwellings have kitchens and bathrooms 
which have seen better days and require refreshing, 
along with a lick of paint internally and some new ! oor 
coverings to grab the attention of potential purchasers 
when they walk through the door upon inspection. 

...we will remain in this ̀ buyers' market', 
where purchasers with cash will hold the 
upper hand...

As the market in this area has seemed to ease into a 
buyers' market, there are reasonably good opportunities 
for purchasers to pick and choose between properties on 
the market and take advantage of motivated vendors. 
With the recent spate of interest rate rises, there are 
people looking a bit harder at where they set their asking 
prices as there is a lot more property on the market for 
potential purchasers to choose from. This seems to be 
one of the biggest challenges for vendors at the moment> 
to get the asking price at the correct level as purchasers 
are more informed now than they have ever been, which 
leads to purchasers seeing a property on the various 
internet sites, being able to map the property to " nd the 
locale and knowing if the property is over-priced even 
before getting in the car to go look.

In Orange, there presents quite a good opportunity, 
particularly on the southern side of town, as there is an 
available tenant/potential purchaser base, thanks to the 
local mining industry. In this locality, dwellings of 3 to 4 
bedrooms are renting for ;280 to ;400/wk, depending on 
size and presentation.

Within Bathurst, there is a reasonable amount of an almost 
seasonal tenant base associated with the University, which 
attracts tenants looking for budget to reasonably priced 
rental accommodation within reasonably close proximity 
to the campus. This creates issues with regard to potential 
renovations, as many landlords are not willing to invest in 
renovations on rentals in this sector as they are budget-

based and as long as they are safe and functional, that 
seems to be good enough. 

Newcastle

The residential market in Newcastle is generally a `buyers' 
market' with sales volume for both houses and strata 
units weakening signi" cantly in the second quarter of 
2008. The adjoining Local Authority areas of Newcastle 
and Lake Macquarie recorded a fall of 8.1% in unit sales 
volume in the " rst quarter of 2008 compared to the " rst 
quarter of 2007, but it is now showing a fall of 45.8% 
in the second quarter of 2008 compared to the second 
quarter of 2007. Generally, when sales volume weakens 
signi" cantly, it is followed by a reduction in the median 
sale price as vendors have to reduce asking prices in order 
to encourage purchasers to participate in the market. 
There is an amount of developer stock available for sale 
and many developers may either reduce list prices to 
clear stock and/or look to rent units which may put 
pressure on rental returns, particularly in the ;400=/wk 
rental market.

The adjoining Local Authority areas of Newcastle and Lake 
Macquarie recorded a fall of 17.3% in house sales volume 
in the " rst quarter of 2008 compared to the " rst quarter 
of 2007, but it is now showing a fall of 42.6% in the second 
quarter of 2008 compared to the second quarter of 2007.  
As with the strata units, we would expect median sale 
prices to weaken over the coming 6 months. We would 
expect that in a ̀ buyers' market' there will be properties 
available at reasonable prices and those with cash will 
be able to take advantage of reduced competition in 
the tighter lending market that currently exists. While 
ever the uncertainty remains over the direction of the 
economy and the increased cost of living, we will remain 
in this ̀ buyers' market' where purchasers with cash will 
hold the upper hand.

Southern NSW < Northern Vic

ALBURY

No doubt the residential property market has now been 
in a downturn within Albury-Wodonga> the downturn has 
been re! ected in house prices and slower housing " nance 
commitment growth, ̀o#  the plan' sales, sale volumes and 
building approvals. As mentioned in last month report, in 
this phase of the cycle, developers have been the hardest 
hit considering the dual impact of week investor demand 
and high construction costs and increased prices for 
vacant development sites. Some developers are now 
seeking full approvals as a way to on-sell their sites. While 
there has been some discounting by developers, most are 
holding out for preferred prices. 

Interest rates are predicted to be reduced as early as next 
month. This may assist to boost sale rates and lift hopes 
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of more aggressive bidding from formerly timid buyers. 
Agents working at the weekend at auctions and open 
houses reported there was more interest from buyers 
due to these predictions. However, they said home 
buyers would need to see a number of rate cuts before 
they rushed back into the market. ªThere was still strong 
demand for good-quality homes in good locations and 
with appealing designs, but some of the interest was 
starting to spill into second-tier propertiesº said a local 
estate agent.

INVESTMENT UNITS

With the market now past its peak, residential investors 
are considering alternatives, such as purchasing small 
to medium sized strata title units, to expect receiving 
positive cash ! ow. However, some investment units will 
be a weak sector of the residential market, particularly 
generic investment units in over-supplied locations or 
units in fair condition. Owners are " nding it hard to rent 
units which were constructed in the 1970's and 1980's, 
with no di# erentiation or location value, such as a few 
streets in South Albury. For this type of property, rents 
have fallen and demand will be slow to pick up as further 
new supply is released. 

Typical example of the 70's and 80's units in Albury/
Wodonga which are having di&  culty " nding renters

Due to the increase in fuel prices over the past year, this has 
had adverse a# ects on properties located in small satellite 
townships within about 30km of Albury-Wodonga. These 
towns include Walla Walla, Culcairn, Woomargama and 
Gerogery. Within these localities there are large amounts 
of homes on the market, alongside many rural residential 
building allotments for sale. Between increased interest 
rates, fuel prices and drought, the future of these small 
towns is in the balance. The next 6 to12 months will be 
interesting+

WAGGA

The residential market in Wagga Wagga is generally 
relatively slow, however, not all sectors of the market 
have ground to a halt+ Local agents are reporting that 
most properties under ;250,000 that are well maintained, 
presented and located, are selling quickly with strong 
levels of interest being shown by potential purchasers 
(both investors and owner-occupiers). 

The top end of the market is also still relatively strong, 
and RP Data " gures show that 21 residential dwellings 
have sold over ;500,000 in the Wagga LGA since January 
2008. However, the buyers at this end of the market seem 

to be less willing to compromise on the desired features/
accommodation/block size than in lower price brackets. 

Rental returns are still strong (averaging between 5.5% 
to 6%) in Wagga, which is likely to be driving the under 
;250,000 investor market and this is expected to remain 
so in the foreseeable future.

LEETON

ªWANTED - BUYERSº

Its o&  cial ̀it's a buyers' market.' There you go, I said it. Why 
is it so hard to say, and why is it we don't want to say it?

It's so hard to say because it's not want sellers want to hear 
and not what agents want to admit, however it needs to 
be said. There are now large volumes of property on the 
market across the Murrumbidgee Irrigation Area and 
very limited demand to soak it up. However, it's not all 
a cup half empty scenario> buyers, it's de" nitely the time 
to shop. The market for " rst home buyers is the best it's 
been for quiet some time> there are some great buys 
to be had. An example of this is West Gri&  th, with the 
market showing it's possible to pick up property ;20,000 
to ;30,000 less than it would have cost 2 years ago, if you 
seek out the right circumstance.

There are also opportunities for developers with 
government housing auctions, which are providing 
net returns over 6% after a little TLC. Other positives for 
investors can be found in some on the newer estates 
throughout the region with some new homes being sold 
below replacement cost.

It may not be the best of circumstances for sellers, but 
unfortunately it's the way it is. If you want to sell you 
rproperty in this market, it needs to be priced to the 
market, not what you may like or think it's worth. If you 
want to sell your property in the current environment, 
you need to be very realistic with pricing, because if you 
over price, you're going to get hurt. Alternatively, if you 
don't like the market and don't have to sell, then don't.

So it's the upside for buyers, downside for sellers. 
Ideally if can buy without needing to sell in the current 
environment, you're de" nitely in the hot seat.

Canberra

The Canberra residential market, as with the rest of the 
Australian property market, has experienced a weakening 
in the past months due to the on-going global credit 
crunch. Selling agents are reporting longer selling periods 
and weaker prices, especially in the outer, mid-ranged 
suburbs that make up the ªmortgage beltº. Properties on 
the market are not receiving much interest and auction 
clearance rates are low> an indication that bargaining 
power has shifted to the buyers. 21 properties were on 
o# er at local auctions for the weekend of the 16th August 
2008. All 21 properties failed to sell on the day, however 
negotiations continued.
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The weaker market has given rise to opportunities. Those 
with high liquidity can take advantage of lower prices 
and buy now in anticipation of a positive turn-around in 
the market later on. Certain properties to look out for are 
those that have been on the market for a long period, or 
ªover-cookedº properties, where there may be a forced 
sale required. However, the current high interest rates are 
an obstacle for those seeking to " nance, especially " rst 
homebuyers who normally require a high mortgage. 

The Canberra city plan consists of numerous town 
centres that usually consist of a large shopping mall, 
government o&  ces, educational facilities, recreational 
facilities and other amenities. Opportunities exist in the 
middle suburbs that cluster around these town centres. 
Prices there have also experienced a weakening, but due 
to their favourable location, they have a ready renters 
base. Some of the properties are government-built, easy 
to maintain, and can be modestly upgraded to achieve a 
higher rental return or future capital growth. Renovations 
and extensions can be very expensive, particularly 
in this climate of higher labour and material prices. 
Renovations and extensions can erode capital gain if 
they are excessive. They should " t within the context of 
a particular property and suburb. Examples of middle 
suburbs with opportunities for buyers include Scullin, 
Page and Macquarie near the Belconnen Town Centre in 
the north of Canberra. Examples of suburbs in the south 
of Canberra with opportunities for buyers include Weston, 
Waramanga and Holder near the Woden Town Centre. 

Suburbs in the higher end of the Canberra market, 
or ªblue chipº suburbs, appear to be holding up and 
showing more stability. This may be attribut ed to owners 
in these suburbs having more equity in their property, 
thus reducing the negative e# ects of interest rates. The 
exclusive addresses of the suburbs also attract the most 
prudent of buyers who are not deterred by interest rates. 
The Canberra market is smaller compared to other major 
cities, and buyers and sellers are more educated. There 
is also little evidence of two-tier marketing. Therefore, 
prices tend to follow a stable trend.

Melbourne

The Melbourne residential market has certainly slowed 
considerably from the boom that extended through 
2007. The market has been cooling through 2008, with 
signi" cant softening from June through to August. We are 
witnessing corrections through some market segments 
of up to 20%, although 5% to10% appears to be the 
norm. However, it is not all doom and gloom. Melbourne's 
auction clearance rates are pushing back up above 60% 
(REIV), however stock is well down from the previous 12 
months and private sales are much more prevalent. 

We consider purchasers are holding the balance of power 
in terms of property transactions, with a greater bargaining 
power in the negotiation process. This is leading to some 
vendors lowering their expectations to meet the market 
price point. In addition, we are " nding some purchasers, 
particularly owner occupiers, are far more aggressive in 

pursuing the ªperfectº property. That is, if a property on 
the market does not ̀tick all the boxes', they will simply 
continue looking. For vendors, this may force an expected 
selling price down to meet ̀ fussy' buyers. 

...the high rates are also putting pressure 
on vendors, sometimes creating ̀desperate' 
sellers...

With the current market conditions, we would expect 
some opportunity for savvy purchasers to capitalise on 
bargain properties. For " rst home buyers', the conditions 
are ripe to jump into the market. Although interest rates 
are currently high, this can be o# set by purchasing at a 
lower price point than one year ago, or even a lower price 
point than 3 months ago. The high rates are also putting 
pressure on vendors, sometimes creating `desperate' 
sellers. An example was recently sighted in Brunswick, an 
up and coming inner suburban locality 6km north of the 
CBD. 

A townhouse property in Brunswick, Melbourne

Brunswick had very strong capital growth through 2007 
and was considered one of the real surprise suburbs of 
the recent boom. A contemporary, as new 2 bedroom 
townhouse sold in early April 2008 for ;490,000. The 
same property resold in mid June for ;465,000. For the 
home buyer, looking to establish themselves in a good 
inner suburb, this would certainly constitute a great buy.

For buyers in the premium market segment, this is also 
an excellent opportunity to grab a great property within 
a blue chip locality at a reasonable price. The premium 
market segment greatly bene" ted from the previous 
cycle, having had an earlier starting point in mid 2006. 
This resulted in phenomenal growth over 18 months of 
up to 40%. We have seen some major falls through some 
areas within this segment of up to 20%. There is real 
opportunit y for prospective purchasers' to enter at this 
level to grab a ̀ bargain', particularly when vendors who 
had purchased last year on the speculation of making 
quick money in a hot market. 

An interesting point within this segment is the belief or 
expectation of what a vendor thinks their property is 
worth and what the market is prepared to pay for that 
property. Depending on the vendor's situation, this 
often results in a property being passed in at auction 
and subsequently taken o#  the market altogether, as the 
vendors' price can not be met by the market.

The traditional spring selling period is almost upon us 
and up to 600 auctions will be occurring on the opening 
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weekend. This will give a real indicator of where purchasers 
and vendors currently sit as we will have much more stock 
and potentially more con" dent purchasers on the back of 
speculation of a forthcoming interest rate drop or two by 
years' end. 

Adelaide

It has been more than a year since the words ̀sub-prime' 
became dinner time conversation. Since then, global 
economic growth has slowed signi" cantly with a further 
slow down anticipated in coming months. Locally, the 
combined e# ect of interest rate increases, the rising price 
of oil and a declining stock market has had a major impact 
on the state economy and property markets generally.

There is some hope, however, with interest rates expected 
to remain stable for the remainder of 2008 and talk of 
a possible reduction dependent upon in! ation and 
unemployment indicators. Internationally, too, there has 
been some positive movement in the US stock market, 
which will be closely followed.

The Real Estate Institut e of South Australia's market 
research shows that locally, residential prices have 
stabilised without receding, as has been experienced 
interstate. The median house price of ;365,000 remains 
unchanged and the total volume of sales for the year is 
above last year. Some of the established residential areas 
have shown an increase in the median price albeit on 
low volumes, while other less ̀fashionable' suburbs have 
reported increases as buyers seek an a# ordable option. 

A raft of reforms were introduced in South Australia in July 
which are designed to improve ̀professional standards and 
increase consumer protection'. Central to the changes are 
measures designed to improve the transparency of the 
process, including tightening pricing guidelines (ò# ers 
from ;300,000' or p̀riced around ;300,000' no longer 
allowed), registration of bidders at auction, limiting and 
clearly identifying vendor bids (limit of 3) and compulsory 
registration of real estate representatives.

There is evidence to suggest that unfamiliarity with these 
changes, coupled with the usual slowing in the level of 
activity during the colder months, has had a direct e# ect 

on the market. There is some support for the theory that 
the Olympic Games had distracted potential buyers in 
recent weeks.

In conclusion, the residential market has stabilised in 
recent months although much of the data appears to 
be predicated on a low volume of sales. Much of the 
hysteria attached to the downturn in the global economy 
appears to have lessened, however no drastic recovery is 
anticipated in the short term. South Australia historically 
has not experienced the large swings of interstate markets 
and is expected to weather the present conditions with 
relatively little pain.

Brisbane

The market slowdown has created plenty of options in our 
Southeast Queensland corner. Just as we were coming 
to terms with being bulletproof, someone released 
the kryptonite and suddenly we're feeling some pain. 
That said, Brisbane o# ers excellent opportunities ± our 
population keeps growing, infrastructure remedies are 
well underway and industry is fueling our local economy. 
The present climate where buyers are a little coy when 
considering an o# er may be short lived and, if you believe 
there are rosier times ahead, now would be the moment 
to buy.

Our man on the ground around the Redcli# e peninsula 
likes the look of entry level property. It wasn't so long ago 
that this market gave those trying to acquire some real 
estate for under ;350,000 short shift. In recent months 
however, there have been a few very (and we mean very) 
modest quality homes under contract for below ;300,000. 
Some examples of detached " bro dongers purchased for 
;280,000 to ;290,000 with healthy rent returns of ;270 to 
;280/wk should pique investor interest. If everyone turns 
around and things start looking rosy again, it's these very 
properties that could put a smile on the dial of savvy 
buyers.

In the southern suburbs, there are still entry level options 
with rental return that may show reasonable growth come 
6 to 12 months from now. Kingston has a large number of 
high return renters in the townhouse market and while 
the chance of capital growth isn't necessarily galloping, 
it's solid at current dollar levels.

Heading west it appears that the gaining momentum for 
mid 1960's and 1970's housing in Kenmore and Chapel 
Hill may still have some legs. Properties in the ;400,000 
to ;550,000 bracket have starting to get healthy enquiry 
which would only be compounded if we were to see a fall 
in o&  cial interest rates.

If inner city apartment living is your thing, there are a 
couple of alternatives worth your time. For an entry 
level option, try a one bedder with a carpark and a sale 
price around the ;370,000 to ;390,000 mark. The car 
accommodation can be sold or rented separately for a 
healthy quick return, or retained to take advantage of 
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further growth. If you looking for owner occupier stock, 
lower level units in the old Admiralty Towers complex 
are hard to beat. While they may not have the ! ash-bang 
impact of some of the newer high rise projects, your 
home looks down both stretches of the river with easy 
access to both the city centre and the wilds of Fortitude 
Valley. ;700,000-odd could be well spent here.

For near city suburbs, the entry level bracket continues 
to o# er the best upside potential. In the choice suburbs 
around Paddington, Bardon and Auchen! ower try and get 
your hand on a doer-upper in the ;600,000 to ;675,000 
mark. These are areas where any push from increasing 
population will culminate in capital growth. The same 
principles apply for the kick-o#  property in Wilston and 
Windsor where your small two bed cottage will set you 
back ;550,000 to ;650,000 but provides a solid ground 
! o or from which to propel values forward.

If you don't mind getting your hands a bit dusty, renovators 
in the medium range suburb of Kedron are o# ering a 
;550,000 to ;650,000 entry price. These Queenslander 
style homes sit on 600m2 to 800m2 and o# er a chance for 
some strong returns when there is a pick up from buyers.

Overall, Brisbane's upside looks bright and, assuming no 
unforeseen economic collapses eventuate, now is a good 
time to get the jump on more coy purchasers and bag 
some solid property at a reasonable price.

Gold Coast < Tweed Coast

GOLD COAST

We have de" nitely settled into a buyers market in the 
past 6 months. It appears the slowdown super" cially 
started in November/December 2007. Whilst prices 

continued to rise to February 2008 with the subsequent 
softening market, there has been a correction back to 
those values being achieved in November/December 
2007. Agents have generally been reporting an arbitrary 
10% to 15% softening in market values since March 2008. 
This percentage of softening could well be attribut ed to a 
mere correction in the market back to 2007 levels. Those 
who purchased in early 2008 may have had a short-term 
loss. 

The fundamentals of the Gold Coast property market 
appear to be holding up with good population growth 
underpinning market values. Whilst there has been a 
correction in values in 2008, agents are still reporting 
reasonable levels of enquiry without buyers committing 
to a decision. Buyers could be awaiting an interest rate 
cut, however it may require a number of reductions in 
rates before the market will show signi" cant signs of full 
recovery. 

The northern corridor between Oxenford and Beenleigh 
is seen as `investor central'. This corridor appears to be 
one of the hardest hit areas in 2008 for a reduction in 
market values. Rising interest rates and in! ation have not 
been cancelled out by increases in rental. This has had 
a negative impact on rental returns. There is currently a 
good selection of properties listed on the market with 
buyers having bargaining power when negotiating with 
vendors. 

New high-rise investment units at Southport have been 
in the unwelcome situation of oversupply, with new 
stock competing with older resale stock. Resale stock 
is generally listed for less than the new stock> therefore 
developers are " nding it di&  cult to keep rates of sale. 
Surfers Paradise is also experiencing the same problem 
where sales ̀under pressure' are also keeping rates of sale 
low. 

Established houses across the Gold Coast have not 
su# ered as much as the unit market. Units and houses 
in the mortgage belt or rental areas will always su# er 
" rst and to a greater extent due to the high level of 
investment and also gearing on owner-occupied loans. 
Owners in these areas are more susceptible to rising 
interest rates and also in! ation (i.e. petrol, food). The 
more central suburbs of Mudgeeraba, Robina, Nerang, 
Ashmore, Varsity Lakes and Reedy Creek have not been 
seen as showing any major drops in market values. 
Likewise, the beachside suburbs of Broadbeach Waters, 
Mermaid Waters, Mermaid Beach, Miami, Burleigh Heads, 
Palm Beach, Currumbin, Tugun, and Coolangatta, whilst 
having a good selection of listings, have not yet shown 
a reduction in market values. We may have not yet seen 
any reduction in values in these areas due to the lack of 
sales in the last 6 months. The softening in values in the 
better suburbs may yet happen. The beachside/centrally 
located suburbs generally are the " rst to increase in value 
in a rising market while being the last to decrease in value 
in a softening market (the ripple e# ect). 

Buyers are in the box seat when negotiating a purchase, so 
it is currently a good time to buy if the credit market is not 
a determinate of your buying capacity. There is probably 
going to more pain in the investment market before it 
gets better, so buying right now may not be as good as 
buying next year. The housing market is holding its own, 
however as we have said the slowdown may not have hit 

R
E

S
ID

E
N

T
IA

L



14

The month in review

just yet. Unfortunately, this means we are in a holding 
pattern with agents working extra hard to achieve a sale. 
A possible reduction in rates coming as early as next 
month along with warming spring conditions may fuel 
market activity. 

TWEED HEADS

The unit market on the Tweed Coast is su# ering more 
than any other market sector. New unit projects are 
competing with older stock up for resale and also unit 
projects closer to good infrastructure north of the border. 
The unit market in these areas is predominantly investor 
driven, keeping rates of sale at poor levels over the past 
12 months. The pain in this sector of the market will get 
worse before it gets better. 

The housing market on the Tweed Coast has hit a plateau. 
Again, similar to the Gold Coast market conditions, had 
slowed in November/December 2007 without any signs at 
the time that this had occurred. Following the correction 
around March to June, conditions now appeared to have 
levelled out. Buyers are awaiting a reprieve from the 
Reserve Bank before committing to a purchase. 

Good buying opportunities have arisen in the mortgage 
belts of Bilambil, Tweed Heads West and Murwillumbah 
with the de! ated market conditions. These areas are close 
to good infrastructure whilst not being too pricey. Rental 
values have been sustained, so with a decrease in the price 
of petrol and possible interest rate reductions, investors 
may be roped back into the market in these areas. We are 
not expecting dramatic increases in market values over 
the next 12 months, however now is considered to be a 
good time to buy for long-term prospects. 

The land supply in the Tweed Shire is a key driver of the 
property market. Currently, land supply in the area is 
low, with the major new estates located at Pottsville and 
Murwillumbah. Population growth in the area is good, 
which is driving demand. Long term, this can only been 
seen as a positive for the Tweed area from an investor or 
owner-occupiers perspective. 

Sunshine Coast

The Sunshine Coast property market has slowed in the 
second quarter of 2008 with a signi" cant reduction in 
sale volumes being recorded on the coast in all sectors of 
the marketplace. This is re! ective of the current softening 
economic conditions, which is contributing to a ̀crisis in 
con" dence'.

Properties that are discretionary by nature appear to 
be a# ected the most by the current downturn. These 
generally comprise the investment units and real lifestyle 
type properties where they " ll more of a want rather than 
a need. Activity for these types of properties has reduced 
signi" cantly and given the lack of recent sales evidence, 
it is di&  cult to determine what level of softening has 
occurred.

The owner-occupier market continues to trade at 
reasonable levels, however with internet advances and 
the ability to carry out due diligence from their computer 
desktops, purchasers are becoming more savvy and 
weighing up all the options before they take that leap.

On the back of increasing supply, the big positive in 
the marketplace we see is the ability for purchasers to 
access areas and property types that would normally 
rarely become available (i.e. top beachfront suburbs, 
high quality acreage areas etc.) We also note that in this 
slowing period, we are seeing a number of properties 
that are being sold well below replacement value which 
is good buying in anyone's language.

...an additional opportunity for buyers to 
take advantage of is property with range 
views...

What has to be remembered is that the fundamentals in 
the market appear to be good with there being no huge 
oversupply of stock and continued predicted population 
growth. Therefore, it stands to reason that should we 
experience some interest rate relief towards the end 
of the year that leads to an uplift in con" dence, we will 
see a recovery in sales, though at much lower rates than 
through 2007.

Southern Queensland

TOOWOOMBA

The general state of the market in Toowoomba is 
considered to be levelling o#  with a slight fall in values 
over ;300,000.

Like many other centres, property aimed more toward 
investors is considered to be a ̀buyers' market'. This is due 
to some segments being over supplied to reduced buyer 
activity and property thus experiencing more extended 
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selling periods. Sellers in the owner-occupier segment 
however, have been in more control and that part of the 
market is considered to be holding up better.

Generally, the suburbs east of West Street are still 
considered to hold value the best, with those areas in 
close proximity to services such as schooling, shopping 
and parkland still sought after. Agents report limited stock 
available, which appears to underpin such property. 

Well presented property with good landscaping appears 
to have shorter selling periods, and in the majority of cases 
this can be attribut ed to alternative water availability in 
the form of rain water tanks or bore water. 

Under current market conditions, property needs to have 
external street appeal, as in most instances, residential 
dwellings which are only renovated internally will not 
recoup the cost of doing the same as added value.

HIGHFIELDS

The state of the residential market in High" elds has been 
a general slowing of sales volumes, with values generally 
levelling o# . 

More compact standard quality residential property 
has experienced more of an easing in pro" t margins in 
comparison to property with at least 190m2 of living and 
with features such as ducted air conditioning, or high 
ceilings and stone bench tops.

In order to achieve a sale, vendors of smaller standard 
quality housing are appearing to meet the market and 
selling either at the cost of construction or slightly below, 
whereas larger dwellings with features have been in a 
more commanding position.

An opportunit y for buyers to take advantage of is 
possibly the larger quality property above ;500,000 
with established gardens and good water availability 
as they are currently more sought after and the fact 
that depreciation, often associated with standard new 
property, has levelled o# . 

An additional opportunity for buyers to take advantage 
of is property with range views. This property is becoming 
thinly traded with buyers having to pay larger premiums 
to have a view.

DALBY

The general Dalby market is still heavily in! uenced by the 
energy and mining sector, which is currently experiencing 
strong activity with a number of personnel involved. Sales 
volumes have eased as with many other country centres, 
but property values appear to be still " rming with the 
bottom end of the market lifting toward ;200,000.

Property well presented is achieving reasonable pro" ts 
in comparison to poorly presented property. Buyers 
generally want property which is in good condition, with 
little to no renovation required or they are prepared to 
pay high rents due to their high disposable income. 

Opportunities for vendors or buyers to take advantage 
of in presenting property for sale or rent, are low cost 

renovations such as paint, ! o or coverings or new bench 
tops and handles.

SOUTHERN DOWNS

The Southern Downs area has seen a mixed bag of 
opportunity for both pro" t and loss.

Whilst Warwick has seen a large amount of construction 
in recent times with demand now reduced due to high 
supply, other locations in the Southern Downs areas have 
seen some good pro" ts made in the past 12 months.

Nobby, Clifton, Greenmount, Cambooya and Allora have 
o# ered some investors nice pro" ts after the construction 
of new homes on vacant lots. Some investors have seen 
a pleasant pro" t gap between the eventual sale price/
value (of their completed property) and the costs of land 
acquisition and construction. Many of these homes have 
been somewhat basic but then improved with a relatively 
inexpensive detached metal double garage and basic 
landscaping. However, care needs to be taken not to 
overcapitalise in these areas or to create an oversupply 
situation.

Some of the southern townships have seen an increased 
pro" le by development. Allora has seen an improvement 
to the main street, including appealing cafZs. Greenmount 
has seen the restoration of the local hotel.

Pittsworth has seen an increase in sales in the last 6 
months following a slow start to the year. Assuming 
that the Felton Mine project gets o#  the ground, there 
is potential for an increase in demand and values in this 
locality and other townships nearby such as Clifton, 
Greenmount and Cambooya.

RENOVATION IDEAS

Demand for practical homes with double garages and air 
conditioning is generally higher than that of basic homes 
without car accommodation. When there are a number 
of potential rental properties available, tenants will 
obviously chose one that has the superior features.

We have seen that the installation of air conditioning to a 
home does increase the appeal of a property to tenants, 
and they are likely to choose an air-conditioned home 
over one that lacks this feature, meaning it may be easier 
to rent your property if it has this improvement ± a higher 
rental may also be achieved.
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Properties that lack garaging are always going to achieve 
lesser demand and value. However, the installation of a 
standard detached double garage on a concrete slab 
would cost in the vicinity of ;8,000 to ;10,000. The added 
value of this to a home that does not have adequate car 
accommodation is likely to be improved by at least this 
amount, as well as increasing its marketability in most 
circumstances. An investor is also likely to achieve an 
increased rental that would more than likely compensate  
for the cost of such an improvement.

IPSWICH

Given the recent easing of the residential market, Ipswich 
has become a lot more attractive for buyers. Property 
values have leveled o#  in most suburbs of Ipswich and 
the region still provides a# ordability for investors and 
" rst home buyers. The bottom end of the market under 
;300,000 has been a# ected the most by the recent 
slowdown with reduced interest shown by investors in 
this sector. 

For sustained capital growth, Spring" eld Lakes has been 
the least a# ected over the past quarter with local agents 
reporting a slight fall in sales from the last interest rise, 
however demand has remained " rm. Spring" eld Lakes 
has a strong owner occupier presence, however rental 
demand is strong and re! ective yields have displayed 
4% on average. Considering this and the bene" ts of tax 
depreciation that is received on new houses, Spring" eld 
Lakes remains a safe investment prospect in the current 
residential market.

Newly constructed brick dwellings with features, such 
as air conditioning, security screens, ensuite, and double 
built-in garage have been in more demand by tenants 
and have achieved better rental returns. The most 
demanded suburbs for new housing have been Brassall, 
Yamanto, Redbank Plains and Spring" eld Lakes, however 
ensure that proper research is conducted before building 
a h̀ouse and land package'. There has been evidence of 
multi-tier marketing in some suburbs such as Raceview, 
One Mile and North Booval.

Central Queensland

ROCKHAMPTON

The Rockhampton and Capricorn coast market has 
continued its slow cautious path that began about 8 
months ago. During the increased activit y of the previous 
few years, we saw more investors enter the market with 
an eye for a return primarily from capital growth. As such, 
location was a less important characteristic for them. Now, 
as the potential for capital growth has diminished, we 
expect buyers to again be more concerned with location 
and quality of the house or unit, as the more immediate 
return comes from rental income.

While sales rates have showed agents are reporting the 
greater interest is in the better located and better quality 
homes.

BUNDABERG

The residential market in Bundaberg showed good solid 
growth through 2007 and early 2008. Since the latest 
interest rate rises in February and March, demand has 
eased with longer selling periods applying across all 
property types. One e# ect from the strong market in 2007 
was that a lot of builders went into good quality spec 
homes in the ;400,000= range in better quality estates. 
With lengthy waiting periods for builders, buyers were 
side-stepping the building process and buying these spec 
homes. With the easing of the market, many of the spec 
homes planned and started prior to the market easing 
have now hit the market. Due to the general slowdown 
in demand for builders/tradesmen, longer selling periods 
and increasing competition, it is now considered to be a 
buyers' market. Another ! ow-on e# ect from the general 
slow down in demand for builders/tradesmen is the 
ability to carry out renovations on older style dwellings 
more a# ordably with a view to longer term capital gains.

HERVEY BAY

The Hervey Bay residential market has settled into a period 
of consolidation and is currently a ̀buyers' market'. Private 
con" dence has risen on the back of possible interest rate 
reductions which is likely to reignite the market if rates 
drop, however business con" dence is still down due to 
the slowing economy.

There are an increasing number of homes on the market 
however, vendors are now becoming more realistic 
with pricing if they are genuine sellers. Both ends of 
the spectrum are currently being experienced whereby 
on some occasions we cannot believe properties aren't 
selling and others that actually are. Whale season in 
Hervey Bay generally sees an increase in enquiry as tourist 
numbers increase for the 4 month period. This is di&  cult 
to measure if any of these enquiries result in sales. The 
season couldn't come at a better time for the region. 

The rental market is still tight, however rent/price return 
is generally low to service any signi" cant level of debt. 
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Owner-occupiers are the most prominent and activit y is 
increasing in the ;600,000= range. Given the number of 
homes available, it is di&  cult to catch that ̀good buy' unless 
you are constantly known by all agents to be looking. 
Selling periods have extended and having knowledge of 
any ̀quick sale' vendors is the best opportunity to achieve 
value for money. 

Units remain oversupplied with the slow rate of sale not 
helping to reduce the level of stock. We may well see a 
few more sales under original purchase within this market 
until current stock levels reduce. There is still a number 
of quite large projects currently planning for mid term 
construction. 

MACKAY

The market in Mackay remains fundamentally strong with 
no ª" re salesº or major market corrections. Generally, value 
growth has levelled o#  but the outlook is considered to be 
positive with further expansion of the local coal mining 
industry and associated infrastructure projects.

Best buying opportunities are considered to be in the 
lower end of the market between a range of ;250,000 to 
;400,000 within the inner southern and northern suburbs. 
Residential values in this sector have eased marginally over 
the past 6 months with the decline of investment demand 
but are now attracting increased enquiry, principally 
from " rst home buyers. The attractiveness here has been 
spurred by higher fuel prices and resultant increases in 
commuting costs. The supply of inner suburban housing 
is restricted with stock levels now declining and minimal 
new vacant allotments being created with a 5km radius 
of the city centre. 

With the possible dawning of the second coal mining 
boom and the hope that interest rates may have hit the 
top, it would be reasonable to expect a resurgence of 
value growth in these areas " rst.

We understand that some isolated buying opportunities 
may be occurring at the upper end of the market 
(;750,000=) in fringe residential/inner rural residential 
localities where vendors are now becoming more realistic 
with price expectations.

GLADSTONE

The residential market is expected to be strong over 
the next 2 to 2[ years but, if no further major projects 
proceed after that time (as construction of the re" nery 
nears completion), the market may come under 
downward pressure depending on what housing supply 
is required. Sales volume has fallen signi" cantly in recent 
months. Selling prices remain stable but with signi" cant 
numbers of listings. There does not seem to be a great 
trend towards renovating older properties, partly due to 
the historic highs which have been prevalent in recent 
times. There don't appear to be any particular suburbs 
that have been stung by desperate sellers. The Rio Tinto 
developments within the region have ensured a strong 
rental base across all of the suburbs, and across the market 
range up to ;500,000. The overall residential market 
has seen a slowdown with a buyers' market sentiment 
prevailing in the ;300,000 to ;350,000 range.

The retail market remains quiet> not from lack of intent 
from buyers but a shortage of stock for sale. We would 
expect little, if any change in the coming months. As 
interest rates have increased, the cost of " nance, the lack 
of stock and the potential of the Gladstone region would 
overshadow any potential problems.

Cairns  

The Cairns market is continuing to exhibit a slowdown 
in intensity, with sales volumes reducing and prices 
generally stable or easing. For the " rst 6 months of 2008, 
the number of house sales was down about 20% on the 
level recorded in the " rst 6 months of 2007, while unit 
sales for the same period were down about 30% and new 
land sales down around 50%.

Cairns now has all the classic features of a buyers' market. 
Buyers are out there scouting around, but they are very 
price sensitive, very discerning in what they want and 
certainly in no rush to buy. Some land developers are 
reducing prices and/or o# ering incentives to attract sales, 
though this has been driven in part by Cairns' major land 
developer becoming a particularly motivated vendor for 
" nancial reasons.

Rental vacancy rates have been moving upwards in recent 
months as the result of additional properties coming into 
the rental supply at the same time as some easing in 
rental demand. Vacancy rate increases have been most 
noticeable in the Southern Corridor, where the supply 
expansion has, to date, been most evident. However, 
vacancy rates are also poised to rise on the northern 
beaches when the large number of rental units nearing 
completion in Clifton Beach, start to come on line. 

As a result of demand pressures, property rents have 
risen almost continuously over the past 5 years for 
all categories of residential property, with increases 
averaging approximately ;20/wk, each year. However, 
rent growth appears to have steadied in the most recent 
quarter, consistent with demand pressures in the market 
beginning to ease.
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The renovation market in Cairns has been relatively quiet 
over the last 5 years, due to the shortage of building 
trades with the building industry being more than fully 
occupied with new housing construction. However, with 
housing development slowing and building capacity 
becoming available again, renovation and resale may be 
a potentially pro" table opportunity for the astute buyer.

Townsville

Opportunistic buyers and stressed vendors highlight the 
current state of the residential market in Townsville.

...it is expected though that, as the market 
constricts, opportunities will appear...

The main pro" le of buyers in the market are owner-
occupiers, many of which have been unable to enter 
the market due to the a# ordability issue, now " nding 
themselves in a position of strength and achieving good 
buys. Evidence of houses being purchased some ;50,000 
to ;60,000 less then what they would have achieved some 
6 to12 months ago, indicates the current opportunities in 
the market.

There are still a few investors in the mix, who are generally 
the smart investors looking for bargains. The rental 
vacancy rates are expected to continue to tighten with 
demand outstripping new supply coming into the market. 
This will place upward pressure on the rental rates, which 
in turn along with falling sale prices, will increase rates 
of return. Some opportunities may exist in the market for 
investors to snap up a renovator (like the photo below), 
spend a minimal amount of money and end up with a 
5.5% return.

Townsville property

Tasmania

HOBART

The residential market in Hobart is experiencing a very 
quiet time. As valuers, we are noticing a decrease in the 
number of contracts we are seeing and also a general 
decrease in the number of re" nance valuations we have 
to conduct.

Local agents are reporting that the market is sluggish with 
very little enquiry. Agents are also suggesting that owners' 
expectations, regarding sale prices, are bullish coupled 
with very optimistic short selling periods. The grim reality 
is that to achieve a sale within a 3 month marketing 
period, the property has to be very competitively priced.

We have noticed that the market has shown signs of 
retreating and tightening with a few properties selling 
recently for less than what they did a year and a half ago.

There have also been quite a few ªmortgagee in 
possessionº properties appear within the past couple of 
months. These have been predominantly in outer lying 
suburbs or secondary areas> another sign the market is 
tightening.

At present, there does not appear to be an abundance of 
opportunities within any sector of the residential market. 
It is expected though that, as the market constricts, 
opportunities will appear, and these opportunities will 
probably come from desperate sellers who cannot simply 
a# ord their mortgage due to higher interest rates and 
greater levels of personal and household debt.

LAUNCESTON

As previously detailed, Launceston's residential real 
estate market has experienced a slowing/softening 
over more recent months. This has resulted in a buyer's 
market existing in some suburbs, which gives rise to 
buying opportunities. A recent example is the sale of a 
multi-level brick and tile clad home within the suburb of 
Trevallyn, boasting a building area of 333m2 and including 
4 bedrooms, 2 bathrooms, garaging under, featuring 
mountain views, Blackwood kitchen and separate informal 
and formal living areas on a 2,577m2 lot, which sold for 
;435,000. A softening of value levels within the suburb of 
Ravenswood and continuation of the historic high rental 
levels and low vacancy rates has seen an increase in gross 
yields with a typical ex-housing home in this locale now 
attracting a gross yield of somewhere towards 7%.

For those seeking to live within the estate known as 
Richings (Youngtown suburb), there is ample stock 
available at present and thin transactions occurring. 
With careful negotiation, it may be possible to acquire a 
virtually new holding at below replacement cost.

We continue to see some volatility within the George 
Town market (situated 50km north of Launceston) given 
buyer and seller nervousness with regard to uncertainly 
surrounding the pulp mill proposed development. Many 
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interstate speculative investors appear to be nervously 
crossing their " ngers and hoping for the best, particularly 
those who have purchased during the peak of 2007.

Darwin

Has the bubble burst within the Darwin residential 
market? Can buyers now swoop on bargain deals? Not 
quite, however the tide is de" nitely starting to turn. 

Darwin's residential market has been strongly 
underpinned by the ever strong construction and 
resources sector, resulting in a record low 0.3% vacancy 
rate for this quarter (in 2004, before the thousands of 
units had been built in Darwin, the vacancy rate was 7%+). 
Many renters are realising that it is easier to buy their 
own dwelling as opposed to paying astronomical rents 
and risk having to " nd another rental property at the end 
of their lease. This has ensured that the ;0 to ;400,000 
price bracket continues to get snapped up very quickly, 
however growth within this sector now appears to be 
steadying. 

The middle to upper end of the market appears to have 
slowed down completely, and now might be an ideal time 
for those looking to upgrade to score a bargain. Although 
the market has not taken a backwards step, it does appear 
to have steadied and vendors have to be price realistic, 
listing at sale prices that are comparable to those seen 
6 months ago. High construction costs and di&  culties 
" nding reliable tradespeople mean that dwellings that 
don't require major works are now the best value.

An area that may be hiding possible bargains is within the 
newly created suburb of Rosebery and other similar aged 
suburbs in the satellite city of Palmerston. Many of these 
recently constructed dwellings have been purchased by 
investors who (due to a# ordability issues and being over 
committed) are " nding it di&  cult to maintain. As a result 
there appears to be a steady ! ow of properties for sale in 
this market, and those aiming at owner occupation should 
keep a close eye on Rosebery and be ready to pounce on 
a vendor who is forced to sell below market value.

Tourism, coupled with an increased number of 
professionals visiting Darwin for short periods, has 
placed enormous pressure on the minimal supply of 
hotel beds within the city. Within the medium to long 
term this should be overcome by the large number of 
new serviced apartments and hotels recently completed, 
in the process of being completed or with development 
approval. For the short-term however, owners of units 
and townhouses located in ideal locations (such as 
Darwin, Larrakeyah, The Gardens, Parap, Fannie Bay 
and the northern beach suburbs of Nightcli#  and Rapid 
Creek) have the opportunity to capitalise on high rents 
if they choose to manage the day-to-day operations of 
short-term tenants. We have seen numerous examples 
of units and townhouse that have been rejuvenated to 
a standard acceptable to holiday makers which have 
resulted in a very positive cash ! ow. An example of this is 
a 2 bedroom, one bathroom unit situated in a 20 year old 

complex of 6 units within the heart of the CBD that was 
valued at approximately ;300,000. The unit was tastefully 
renovated throughout and the owner was receiving over 
;1,000/wk rent with extremely high demand through peak 
season and steady demand through the o# -season. If this 
is the chosen path, it is important not to overcapitalise on 
renovations, because when the large number of serviced 
apartment and hotel beds come online, the short term 
rental market is likely to correct and property investors 
will probably have to revert back to long-term rentals.

Recent sales " gures indicate that the Darwin residential 
market has slowed to take a breath. Values have not 
retreated and there is a chance that the market might 
kick again (in certain sectors) if a few of the major projects 
currently on the boil come o# . Buyers who are willing to 
keep their pulse on the market and remain patient are 
likely to be able to purchase a property for a bargain 
price.

Perth

After 3 years of continued strong growth, the previous 8 
to 12 months have shown the Perth residential real estate 
market to have softened in almost all segments, with 
empirical evidence suggesting that those suburbs located 
on the fringe of the Perth metropolitan area having been 
the most a# ected.

During the boom, the meteoric rise of the underlying 
land values prompted many ̀ Mum and Dad' investors 
to purchase land in new residential areas, ò#  the plan' 
with a view to constructing predominantly project style 
residential properties for either investment or for a quick 
pro" t.

The previous 6 to 8 months have shown a substantial 
change to market conditions that existed in 2006, with 
rising interest rates together with general costs of living 
and the ability to turn a pro" t, resulted in many small-
time investors exiting the market.
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This exodus of investors and developers being late to 
the market with product has resulted in a substantial 
oversupply of both vacant allotments and newly 
constructed residential improvements, particularly in 
the fringe areas of the Perth metropolitan area. This 
oversupply of properties has then created downward 
pressure on values.

The lower south-east corridor, particularly on the fringe, 
is currently oversupplied with vacant land, putting 
downward pressure on prices. For example, Byford 
currently has 6 large land developments on the go, and 
as a result, the market is saturated, resulting in a buyers' 
market. There is reluctance by the developers to reduce 
prices, and therefore pro" ts. The preferred method 
of discounting is incentive-based, not priced based. 
Therefore, real estate agents are selling vacant land from 
private sellers, who bought early in the boom, in the same 
estates for up to 10% to 20% less than what the developers 
are. This is a fair indication on where the market really is 
and presents an opportunity for a bargain.

This phenomenon has been further accentuated by there 
being a reduced number of prospective purchasers, as 
rising interest rates and general concerns over the state 
of the market have resulted in a lot of " rst home buyers 
`sitting on their hands' while they wait for the market to 
fall further. 

Di# erent sections of the Perth market have obviously 
reacted di# erently to rising interest rates. First home 
buyers have been aggressive in buying house and land 
packages, taking advantage of incentives including rental 
payments, white goods packages, and landscaping. 
More traditional second and third home buyer markets 
have been somewhat more isolated, though are still 
experiencing little to no growth. This is most likely the 
segment that will be hit by interest rates the hardest. 
Even the premium or ̀ blue chip' suburbs of the Perth 
metropolitan area have experienced minor corrections, 
with ̀ blowing out' of selling periods.

As the market continues its levelling process, and as 
prospective purchasers become increasingly wary of 
entering an uncertain market, we are beginning to see 
purchase prices that are considered `good buying'. 

The big tip is for purchasers to do their research and " nd 
out the motivation of the vendor to sell and how long the 
property has been on the market. The number of bargains 
is increasing as time on the market lengthens.

We also note that quality, fully " nished products are still 
achieving good prices with cashed-up buyers preferring 
for a completed product rather than a property that 
requires work.

Generally, sellers in the middle section of the market 
have been slow to adjust prices. Over-priced properties 
are remaining on the market for extended periods of 
time and asking prices are either signi" cantly reduced or 
properties are pulled o#  the market. 

We are hopeful that the correction of the Perth market 
is approaching its lowest ebb, with a combination of 
falling prices and rising rents resulting in higher yields 
for investors, and in light of recent comments from the 
Reserve Bank of Australia with regards to the potential 
reduction of interest rates in the short term, this long 
overdue g̀ood news' may provide some security for 
prospective purchasers, and hopefully tempt them back 
into the market.
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Commercial Overview

The retail sector operates under a di# erent set of rules 
to residential. The emotion is removed and decisions are 
made on bottom line returns and the strength of leases 
in place. The options are weighed up carefully with heads 
leading hearts when it comes to placing your signature 
above the seller's section of the contract.

There is a common thread though ± the market continues 
to remain all about supply and demand. When buyers 
and sellers stand back and consider the fundamentals, 
the drivers that dictate whether you pay too much or too 
little are the same across most property types.

This month, our commercial sta#  have taken a look at 
the turn in the retail sector and how you might be able 
to pro" t. By going into attack while most other potential 
buyers are retreating, there is a distinct possibility your 
commercial portfolio might acquire a bargain buy that 
will provide plenty of contentment in the coming years.

Sydney

Vacancy rates within the Sydney retail property market 
have continued to fall, as prime locations run out of 
available space, with the CBD recording levels under 1%. 
Rents have increased across the sector through the last 
" nancial year, with the CBD recording increases of 5.3%, 
but have since stalled somewhat due to impacts from 
uncertain " nancial markets and higher costs of living. 
Yields have softened in the last 12 months, with non-
prime yields sitting around 7% to 8%, while retail turnover 
" gures went backwards, falling 1% in June. 

The market has continued to slow down, as buyers remain 
inactive amid market uncertainty and credit di&  culties.

There are now more buying opportunities in the 
market than there previously has been, with an excess 
of stock sitting on the market waiting to sell. Buyers 
can acquire some properties at a lower purchase price. 
These opportunities can take various forms, but with 
more owners putting their properties on the market, 
an increasing number of opportunities are becoming 
available. This represents a good situation for cashed-up 
buyers, but those without readily available " nance will 
have a lot more trouble realising these opportunities. 

New buying opportunities coming onto the market 
could represent good prospects because there are not 
many buyers in the market at present, and with lots of 
stock waiting to sell, buyers can achieve ̀cheap' purchase 
prices. However, some investors are adopting a ̀wait and 
see' approach, and are not taking up these opportunities, 
preferring to wait until the pain has past and seeking out 
better opportunities. Buyers looking to secure properties 
on the basis of capital growth will generally not be buying 
at the moment, but will be waiting until the market hits 
rock-bottom before buying to maximise capital growth. 

There are other angles that buyers can utilise to maximise 
their prospects when buying a property. Some successful 
angles can include refurbishment of rundown shops in a 
good location, or switching the use of the property. For 
example, many older industrial warehouses are now being 
converted into mixed-use retail/o&  ce/light industrial 
complexes or bulky goods retail centres. Alternatively, 
some owners are redeveloping their properties by 
expanding or amalgamating. 

A prime example of this is in Pitt Street, where the mid-
city development is underway, as well as West" eld's 
plans for the Sydney Central Plaza, Centrepoint, and the 
Imperial Arcade.

While the retail market may be slowing down, there 
are still opportunities available for smart buyers, but 
most buyers will generally wait and see how the market 
performs before entering. 
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Wollongong

The Illawarra area comprises the LGA's of Wollongong, 
Shellharbour and Kiama. The region faces opportunities 
and threats in the next few years as the importance of 
the manufacturing and mining sectors wane and new 
sectors such as education, tourism, retail, property and 
business services emerge as more dominant players in 
the economic base of the region.

The region now has an annual goods and services 
production of ;12B.

Now, according to local sources, the Illawarra is set to 
embark on a retail boom with around ;600M worth of 
investments planned for the region. 

GPT and Valad both have major developments planned 
in the area, and local developer Belmorgan is soon 
to commence its Gravity Project in Corrimal Street. 
Belmorgan expects State Government approval for the 
retail component of the development shortly, while 
GPT's West Keira development in central Wollongong was 
approved in May.

The PCA says that the retail boom would have many 
positive ! o w-on e# ects for the region's economy, 
particularly the commercial and residential property 
sectors with research showing Wollongong's CBD was 
more than capable of accommodating developments of 
this size.  GPT is reportedly spending ;311M on its West 
Keira centre and Belmorgan's Gravity project " rst stage at 
;200M. 

Valad is planning a ;95M shopping centre in Corrimal, 
which will include the " rst discount department store in 
the Northern suburbs. Negotiations are reportedly on-
going with a National supermarket chain and discount 
department store operators about the possibility of 
becoming anchor tenants. The PCA says this will not 
have a negative impact on the Wollongong CBD, and is 
probably going to act as an alternative in the Northern 
suburbs to prevent retail spending leakage into the 
nearby Sutherland Shire. The proposed centre will have 
retail ! oor space of 16,000m2, over 4 levels, with 50 
specialty outlets and ample on-site parking. 

The retail structure of the area is diverse, with several 
larger malls, then generally smaller neighbourhood 
centres dotting the suburbs. Bulky goods and outlet 
strips have also developed, echoing a National trend. 
The major malls and precincts are the city central (Crown 
Street Mall), Warrawong and Figtree West" eld's, Dapto 
Mall, Shellharbour Square, and Corrimal Stocklands. 

Anecdotally, vacancy rates for smaller retail properties 
across the Illawarra are low, and shops in high tra&  c 
locations are generally re-leased quickly. Larger shops 
in fringe locations have longer lease voids. Many owners 
have not refurbished for years and the quality of stock is 
average, in many cases, in strip locations. With the advent 
of the new GPT, Belmorgan and Valad developments, if 
they proceed, many smaller owners will be challenged to 
provide attractive retail space in the face of the ̀big-box' 
centres. Refurbishment is obviously a crucial requirement 
at this stage.

Sales activit y for smaller holdings remains steady, as in 
most metropolitan cities, with strong demand from retail 
and owner-occupiers under the ;1M mark. Yields are 
weakening however, with the interest rate hikes biting 
into demand and borrowing capacity. As well as this, 
the credit departments at the banks are looking at deals 
more rigorously. Properties with main road frontage with 
similar businesses adjoining are well sought after. 

Outer locations also appear to be faring well, and 
forthcoming residential developments in Shell Cove and 
West Dapto will see accompanying commercial and retail 
development.

In summary, the retail market is in a strong position in 
the Illawarra region, with yields and rentals generally to 
remain steady for the medium term. The CBD and regional 
centres, as in most markets, cover the upper end of the 
market but there is su&  cient secondary retail and strip 
centres in the suburbs to cater for the smaller retailers on 
a lower rent base. Hence, this is where the retail investor 
will look to purchase.

Central, North < West NSW

Currently demand and activit y for retail property is in 
decline in inland centres with a softening in yields of 
0.25% to 0.5% evident. The continuing dry conditions 
in the west of the state and reduced retail spending and 
rising fuel cost is impacting on demand particularly in the 
Dubbo retail market. Orange and Bathurst are being less 
e# ective and bene" t from a more diverse base to their 
economies. 

We would expect value to either stabilise or come under 
additional downward pressure, so buyers will have 
time to properly assess the market prior to purchase. 
Opportunities may arise with some vendors being placed 
in a position where they will have to sell.

The retail markets in the major inland centre of Dubbo, 
Orange, Tamworth and Bathurst are undergoing similar 
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change with general movement of retail space outside 
the traditional CBD locations.

The creation of ªHomemaker Centresº, generally on the 
fringe of urban development and the construction and 
refurbishment/expansion of suburban neighborhood 
shopping centres are combining to spread the supply 
of retail space. This trend is expected to continue thus 
reducing potential growth for retail property within the 
CBD and creating opportunities for suitable development 
site outside the CBD.

Opportunities do exist for industrial type space located in 
business or bulky goods, allowed zoning to be refurbished 
to provide a bulky goods showroom area. The premium 
rental that can be obtained above the industrial use can 
provide a healthy return in relation to the capital cost 
associated with the refurbishment. 

...retail shopping strips may " nd themselves 
victims of slowing retail spending...

Southern NSW < Northern Vic

ALBURY

The commercial retail sector has remained fairly stable 
with recent signs of increasing yields and rentals and 
the possibility that they will increase even further before 
leveling out. Property in premium locales with good 
tenants are still tightly held with buying opportunities 
in secondary locales being more open to opportunity 
for entry into the retail market. Opportunities for 
refurbishment of retail premises resulting in a signi" cant 
capital gain are reasonably limited.

WAGGA

The retail market has been steady in Wagga Wagga in 
2008, slowing from the past few years with few properties 
changing hands. There are a number of properties on the 
market for properties with good tenants on long lease 
terms receiving the most interest, while properties with 
local tenants or short leases receiving less interest.

Canberra

RETAIL

The retail market within the ACT has remained relatively 
stable. Increases in interest rates and a declining in 
consumer con" dence has reduced the take up of rental 
space and limited sales transactions. The retail property 
sector within the ACT is generally viewed as stable with 
only limited changes from year to year. 

The classi" cation of retail property within the ACT under 
four planning categories>

Civic Centre

Town Centres

Group Centres and

Local Centres

BUYER PROFILE 

The tiered nature of the Canberra retail market place 
creates very clear categories of purchasers with individuals 
holding the majority of the local shops and a large 
number of the unit title properties or smaller centres. The 
town centres being Belconnen, Woden, Gungahlin and 
Tuggeranong are generally held by institutions with little 
change within the market place.

The treatment of market yields for di# ering properties 
types and sub-markets. The high end retail sales market 
within the ACT is limited due to all major retail players 
being established in the market with West" eld holding 
two outlets in Town Centre locations (Belconnen < 
Woden), Centro with one and the Queensland Investment 
Corporation (QIC) holding the recently extended Canberra 
Centre. Expectant yields for these types of property are 
sub 6% to 7%.

Fyshwick in particular will be subject to further retail 
and bulky goods retail development with the almost 
completed Direct Factory Outlet (DFO) located within the 
EpiCentre Estate development. The DFO will comprise 
approximately 50,000m\ of retail outlet shopping with 
approximately 100 clearance shops and 28 bulky goods 
outlets adding signi" cant stock to the market. 

With the addition of the DFO to the retail market place, 
Herron Todd White expects that the immediate Fyshwick 
area, which has generally traded as a secondary retail 
precinct with a number of home wares and electronics 
retailers, will experience an increase in vacancy rates and 
in the longer term a reduction in rental rates.

Melbourne

The retail property market has performed strongly over 
the last 5 years with perceived stability of returns and 
expectations of medium term capital and rental growth 

·
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generating record levels of property investment in this 
asset class.

By the end of 2007, the retail property market had 
witnessed some impressive sales results reminiscent 
of the returns occurring in the late 1980's. Rental yields 
remained at levels well below the o&  ce category and 
continued to be under pressure from limited stock levels 
and demand by investment houses attracted to the retail 
sector as a relatively safe home for funds. 

O# setting this ªrosyº recent history is the current 
uncertainty in the general property market and the 
Australian economy as a whole, given peak of cycle interest 
rates and in! ation well in excess of the Reserve Banks' 
target band of 2% to 3%. Retail sales turnover peaked 
in January 2008, marking a downturn in the outlook for 
the retail property market, highlighting increased risks of 
vacancies and softening yields with a resultant steadying 
or diminution of capital values.

Uncertainty has emerged within the retail property 
investment market with very limited sales activit y to 
date. It is likely that rental yields bottomed in late 2007 
and are now expected to have softened, though the lack 
of sales activit y has meant that this is hard to con" rm at 
the moment. 

Victoria's continued strong population growth is a 
signi" cant long-term positive and capitalising on this 
fact may o# er investors further opportunities with retail 
property. Shopping centres within growth corridors 
such as Pakenham. Mernda and Werribee may continue 
to perform well. In contrast to this, retail shopping strips 
may " nd themselves victims of slowing retail spending.

Notwithstanding the strong growth in the retail property 
market in Melbourne over the last few years, factors 
such as interest rates and uncertainty with the national 
economy suggest that the overall retail market is past its 
peak.

Melbourne's Pakenham Shopping Centre

Adelaide

Much of the discussion about the state of the residential 
market in South Australia is true for the commercial 

market (including retail). Buyer enquiry has slowed 
and vendors who are unable to move their properties 
are being forced to reconsider their options, either by 
adjusting the price or by agreeing to outlay some capital 
to prepare the property for sale.

Retail spending has slowed nationally in line with general 
economic conditions (0.7% growth), however South 
Australia has managed slightly greater growth of around 
1%.

As discussed in previous editions of the `Month In Review,' 
those involved in the commercial markets are generally 
driven less by emotion and are able to critically assess 
the merits of a property with regard to the income-
producing potential or advantages of self occupation. 
Commercial/retail buyers appear to be standing back 
waiting for opportunities to pick o#  properties that meet 
their speci" c requirements. Similar to the residential 
experience, the volume of commercial and retail sales is 
lower than in past months but appears to be reasonably 
stable.

Brisbane

Whilst over the last 6 to 12 months, the volatility of the 
world economy has begun to permeate into the Australian 
debt and equity markets, the underlying fundamentals of 
the economy have remained strong and are typical of an 
expansionary economy. With the continued strength of 
these fundamentals, the Reserve Bank has continued to 
attempt to control the underlying in! ation to decrease 
it to within their long term target range. These attempts 
have been in the form of 4 increases to the cash interest 
rate, 2 during 2007, 1 in February 2008 and 1 in March 
2008, to lift the o&  cial interest rate to 7.25%, a 12 year 
high. 

The retail property market is directly linked to consumer 
spending and con" dence. The overall retail turnover in 
Queensland has steadily increased each year over the past 
5 years however, has steadied in recent months. Clothing, 
soft goods, hospitality and service industries have 
experienced the largest declines in turnover, however, it 
is too early to know if these trends will continue.

Retail properties have been in high demand and over 
the past 12 months we have seen yields remaining 
" rm, however, we note that yields have softened in the 
early stages of 2008. The softening of yields looks set to 
continue throughout 2008 which in turn will reduce the 
cost of purchasing retail properties and make them a 
more viable option for investors. The next 6 to 12 months 
could prove to be the best time for investors to purchase 
retail properties, as the market bottoms out and more 
opportunities become available. 

Tenancy mix and the strength of the tenant are important 
factors to consider when purchasing within the retail 
property sector. The market favours leased investment 
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properties with larger chains and other perceived 
`recession proof' tenants, which is demonstrated by the 
keen yields being achieved for properties of this nature. 
We are of the opinion that in general the retail market has 
passed the peak of the cycle and expect future growth 
to be more subdued. When purchasing properties of this 
nature with strong investment terms, these properties 
will attract a high sale price and will be out of reach for 
many smaller investors.

...Property investors hate uncertainty...

The " tout and general appearance of a building can be 
speci" c to the tenant and its use, however it can also lend 
itself to a variety of alternative uses. The purchasing of 
rundown properties in good areas and the refurbishment 
of these properties to a high market standard will be 
critical in attracting strong tenants and will in turn 
encourage strong rental growth. The purchasing of retail 
properties in outer areas with refurbishment potential 
can also provide investors with the opportunity to attract 
solid retail tenants who do not require CBD or fringe CBD 
locations to run a successful business.

Gold Coast < Tweed Coast

GOLD COAST

There has been little activit y in the retail market in the 
past few months so it is di&  cult to accurately report on 
its current condition.

However, in May, the Waterford Plaza Shopping Centre 
(northern Gold Coast area) sold for ;21.5M, re! ected 
a purported initial yield (fully leased) in excess of 8%. 
This sale does lend credence to the fact that yields have 
softened. 

Gold Coast's Waterford Plaza

In general terms, the market has been subdued across 
the board and the current situation is not con" ned to the 
retail sector alone.

It is now clear that the recent increases in both o&  cial and 
uno&  cial interest rates have achieved the goal set by the 

Reserve Bank, namely dampening consumer demand. 
Unfortunately, consumer demand and sentiment appears 
to have been hit so hard that all the talk now is when the 
Reserve Bank is going to cut interest rates. 

It was only 2 months ago that there was speculation about 
further increases in interest rates. Now, there is almost 
certainty that not only will rates be cut by the end of the 
year, but that it is tipped that there will be an o&  cial cut 
by the end of September. Whether or not banks pass on 
the full cut is another question¼

There has, therefore, been a great deal of uncertainty in 
all sectors of the economy. It has not been helped by the 
meteoric increase in the price of oil although prices have 
dropped signi" cantly in the past few weeks.

Property investors hate uncertainty. 

Retail property is at the sharp end of economic concerns. 
A decline in consumer con" dence results in less money 
in shopkeepers' tills. There are implications for increased 
vacancy rates and letting up allowances from a valuation 
point of view. 

There would also appear to be a di&  culty for some 
investors and developers in obtaining " nance due to 
problems in the banking sector.

All of this means that there is no reason to rush out 
and buy commercial property. It is apparent that some 
commentators believe that the market will soften further 
and that there could be some distressed sellers out there. 
There are anecdotal reports that there are cashed up 
investors ready to buy, but not yet.

Long term, the Gold Coast is a great place to live and invest. 
It's obvious, however, that we're going to have some short 
term problems until bigger issues are resolved. 

Sunshine Coast

The retail market on the Sunshine Coast has softened over 
the past 6 months. Recent auctions indicate that demand 
has softened with few properties selling or being actively 
bid on under auction conditions.

Supply has also increased across the market for all value 
levels of properties, including the sub ;500,000 entry level 
mark. In 2007, these types of properties were still actively 
chased by local investors, however in 2008, demand has 
slowed and there are several modern strata's with local 
tenants in place available currently on the market.

There appears to be potential for this market to soften 
further. Currently, rental levels are stable and are at 
unprecedented highs, however there is some evidence 
of increased vacancy across various sectors of the market 
including previously noted tightly held tourist retail 
strips.
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If these current rental levels prove unsustainable, 
particularly if consumer retail spending continues to 
drop, then value levels will drop on the back of lower 
rentals and softening yields.

There is always an anomaly or 2 in these types of markets 
though, and we noted one in the last few months with 
a strong auction in Bulcock Street, Caloundra. The 
property has some long term development potential 
if amalgamated with other sites. There were several 
active bidders at the auction including several active 
local buyers. The property sold to an investor under the 
hammer, at a yield of 5%.

This sale probably points out the old real estate clichZ 
of l̀ocation, location, location' with Bulcock Street 
considered to be one of the premier retail strips on the 
Sunshine Coast.

Southern Queensland

TOOWOOMBA

Toowoomba has seen 5 sales of Ruthven Street retail 
properties over the past few months. This activit y is 
somewhat unusual as retail properties in the main section 
of Toowoomba's CBD are generally tightly held and thinly 
traded. Two of these properties were tenanted (one 
to a major bank) and the prices achieved represented 
relatively low yields.  The other 3 sales were made on a 
vacant possession basis. Indications in the retail market 
in general however, are that yields have softened by at 
least 0.5%. 

This movement has been directly attributed to the rise in 
interest rates over the past 6 months. This has generally 
meant good news for those buyers looking to enter 
this sector, but has caused some sellers to rethink their 
strategies. 

With indications that interest rates are to stabilise (or even 
decrease in the short-term), the yields for retail property 
are expected to stabilise in the short term and perhaps 
spark increased activity in this sector. 

Central Queensland

ROCKHAMPTON

The changes are happening. Stockland Rockhampton 
construction works for its ;93M redevelopment is well 

underway. Preliminary works were completed in October 
2007 with major works commenced in May 2008, 
preparing the site for an enclosed retail bridge that will 
link with the current Stockland Rockhampton Centre. The 
redeveloped centre will see the addition of Kmart, Coles 
and approximately 67 speciality stores all on one level. 
Additional undercover car parking will also be created 
with the redevelopment. The redevelopment is expected 
to open in stages with " nal completion anticipated for 
early/mid 2010. This will augment the existing centre 
with Big W, Woolworths, the 6 Cinema complex and 115 
specialty shops and extensive car parking.

Bulk earthworks are well advanced at Gracemere for the 
town's " rst drive-in shopping centre.

Yeppoon Central Shopping Centre has been trading 
for several months but the market is still coming to 
grips with the increased retail availability and access 
to seven day trading. This centre is anchored by a 
Woolworths supermarket (4,150m\), a Big W (6,025m\) 
and approximately 38 supporting specialty stores with a 
few stores still vacant.

Yeppoon Central Shopping Centre

This new dynamic will test the retail market and may alter 
shopping patterns however some retail tenants have 
backed their own potential by purchasing their premises 
for continued occupation while taking over landlord 
responsibilities over the balance tenants with particular 
activity along Musgrave Street, North Rockhampton 
including the Eagle Boys Pizza site, AN] Bank and 189 
Musgrave Street.

BUNDABERG

The retail market in Bundaberg appears to be performing 
quite well, although trade is generally down. There is 
evidence that leasing has slowed and shops are taking 
longer to let. After a period of increasing rental levels, 
landlords will need to be realistic to obtain tenants if the 
slower conditions continue. There is limited evidence, 
however it is considered that yield rates have increased 
by 0.25% to 0.75%. It is interesting that the local Chamber 
of Commerce is conducting a business con" dence survey 
at present which will give an insight into the future 
prospects.

HERVEY BAY

The Hervey Bay market has generally performed well over 
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the past 12 months, however the lack of stock is de" nitely 
evident. Rental rates saw an increase from 2006 to 2007 
but are now relatively stable. There is still a lack of supply 
of prime location space and high demand. The Esplanade 
and Boat Harbour Drive still remain high pro" le locations 
for retail space, with Main Street and Torquay Road 
experiencing spin-o#  due to the lack of supply. 

The expansion of Pialba Place Shopping Centre, now 
including Big W, was completed earlier this year and there 
are still some vacancies within this area. Our research 
indicates there is currently in excess of 30,000m\ of retail 
space approved with a further 25,000m\= in applications. 
Some of this area comprises showroom/warehousing 
and is not strictly retail. The expansion to the Centro 
Development will reportedly result in approximately 
37,543m\ of gross let-able area with 1,684 car spaces. This 
expansion, however, has been on hold for a number of 
months and it is unknown if it will proceed. The expansion 
to the Eli Waters Shopping Centre was completed in late 
2007 and now includes a Woolworths supermarket and 
26 specialty stores.

Given the above details, future supply of leasing space 
appears to be accounted for with strong competition 
likely to have a negative impact on rental growth. There is 
little opportunity for owner-occupiers to purchase space 
with exposure to the premium locations. This may create 
some opportunities for developers. 

MACKAY

There has been little change in the commercial/
retail markets in Mackay in recent times. While yield 
expectations have generally eased over the past quarter, 
prospective rental growth due to minimal vacancies and 
steadily expanding retail space demand has more than 
made up for the easing in yield rates.

The combination of retail land values and construction 
costs is making it di&  cult for new commercial projects 
to stack up, and it's probable that developers will start 
to identify refurbishment opportunities in view of new 
developments in the short term until increases in the 
underlying rent levels justify feasible development.

The recent announcement of an expansion of Canelands 
Central Shopping Centre from 38,000m\ to 66,000m\, 
including a Myer department store with expected 
completion date by the end of 2010, will further centralise 
retail activit y away from the city centre. This could impact 
on retail businesses and rent levels in the city centre in 
the longer term.

WHITSUNDAY

The main retail area of the Whitsundays is considered to be 
in Airlie Beach. Cannonvale and Jubilee Pocket generally 
provide for shopping centres with anchor tenants such as 
Coles, IGA and Woolworths.

For many years, strip retailing has been aligned to 
Shute Harbour Road in Airlie Beach catering for the 
tourist trade with souvenir shops, cafes/restaurants 
and accommodation houses. Owners of retail have 
enjoyed increasing rents and lower yields as many of the 
properties have been purchased by developers for long-
term redevelopment.

Vacancy levels throughout this period have been all but 
nil, however over the past few months, vacancies are on 
the increase and as a result rentals are beginning to fall. 
Gone are the days of achieving above ;1,200/m\ net and 
current market levels for an 80m\ shop is about ;700/m\ 
to ;900/m\ net.

The shift in retail along this strip is changing and can be 
divided into two parts. An imaginary line can be drawn 
`in the sand' half way down Main Street (possibly where 
Magnums Backpackers is located). West of this line is 
providing for most of the vacancies, whilst the eastern 
portion appears to be in good demand.

Positioning is becoming important as retailers see the 
future at the eastern end of the street, particularly with 
the Port of Airlie project, which includes potentially 
" ve star resorts, marina berths, upmarket retailing and 
restaurants.

So is the west part of the street dying? The simple answer 
is no but to keep up with changing demographics of the 
town, redevelopment will need to be considered. Our 
regional council will need to implement strategies that 
ensure the main street begins to thrive like it did in the 
past few years. 

Cairns  

The Cairns retail property market is small and tightly held 
and there is a very low volume of product movement 
within this sector. 

Since June 2006, investment yields on retail properties 
have moved in tandem with yields in the commercial 
property sector generally. The last 2 years have seen net 
yields typically " rm from 7.5% in mid 2006 to 6.75% in 
late 2007, but eased from 7.5% to 7.75% over the last 9 
months.

However, unlike the o&  ce and industrial sectors which 
have experienced rapid escalation in rents over the 
last 2 years, rents in the retail sector have had limited 
movement over the same period. The counterpart is that 
value levels for retail buildings/m2, have been left behind 
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by the o&  ce and industrial sectors, with retail buildings 
showing only about a 10% to 20% value increase over the 
last 2 years compared to much higher increases for o&  ce 
and industrial buildings.

Given the retail sector's tight ownership, buying 
opportunities are limited. Although the odd forced sale 
may arise, we do not believe there will be any substantive 
movement in retail property values - upwards or 
downwards ± in the immediate future.

Townsville

Developer con" dence in the retail sector of Townsville 
is currently very strong, with retail developments worth 
more then ;500M proposed or underway. 

...larger retail assets are set to maintain 
strong yields due to a competitive market 
re! ecting a lack of supply...

A new sub-regional shopping centre at Cluden was 
recently completed and opened, costing some ;70M 
with a proposed ;100M Direct Factory Outlet expected 
to commence construction towards the end of the year.

The 3 major regional shopping centers in Townsville are 
all set to undergo major expansions over the coming 
year. Castle Town Shoppingworld is expanding to provide 
an additional 11,186m2 including a discount department 
store and additional specialty shops. Willows Shopping 
Centre is undergoing a ;75M expansion to provide an 
additional 13,000m2 of retail space, while Stockland Plaza 
has a major redevelopment/expansion including a new 2-
level Myer Complex and a 3-level cinema/retail complex 
being constructed over 2 separate street frontages.

In addition to these major expansions in the suburban 
sectors, a new ;200M retail complex covering 1.7Ha will 
be constructed in Townsville's CBD. It will include a cinema, 
" t ness facilities, cafes, retail outlets and carparking over 5 
levels.

The market for lower end retail property is indicating an 
increase in yields, as a result of rising rentals and stabilising 

purchase prices. With the current high cost of living, 
petrol prices and interest rates eating into consumer 
con" dence, some retailers are indicating a reduction in 
sales. This could transpire to property owners beginning 
to feel the pinch where they collect rentals based on 
tenants' sales turnover.

Tasmania

LAUNCESTON

The retail market within Launceston continues to be 
somewhat historically well-held. Rental movements 
remain positive, softening the e# ect of indicated growing 
net yields/returns. 

Local investors continue to show con" dence in the 
market as evidenced by the recent purchase of a CBD 
building with multi-retail tenancies to the ground ! oor 
and existing residential apartments above> the property 
holding rear development land and o# ering obvious 
redevelopment potential particularly for townhouses. 
The overriding factor with regard to such developments 
remains car parking, as shown by the struggling marketing 
of the Harts Building redevelopment.

With talk of interest rates about to fall, it may be a good 
time to enter the market although, as outlined, it does 
remain somewhat tightly held.

Darwin

In general, with the exception of Casuarina Square, Darwin 
retailers endured di&  cult trading conditions for many 
years up until about 2004. Static to declining population 
growth and reduced tourist numbers had restricted 
trading opportunities. At the same time, additional retail 
shops have been developed in the CBD. 

Smith Street Mall has traditionally been the retail heart of 
Darwin, and remains so for the CBD. Trading is relatively 
seasonal with a peak during the May to August tourist 
season and also just prior to Christmas. This seasonality 
is accentuated because Casuarina Square, in Darwin's 
northern suburbs, is unquestionably the retailing hub 
for Darwin's locals. It has over 50,000m2 of retailing space 
(plus 1,700m2 of o&  ces, and 2,400 car parking spaces.) 

Retail strips such as Smith Street Mall and especially 
Cavenagh Street are disadvantaged by shopper 
preference for large enclosed air-conditioned centres, 
especially in a tropical climate such as Darwin. 
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Australian capital and regional cities have seen 
capitalisation rates for retail properties fall over the past 
2 to 3 years. This e# ect has ! owed through to Darwin, 
which historically has higher capitalisation rates due to 
its remoteness from other capitals and smaller economic 
base. Recent sales are con" rming the interstate trend of 
sharply tightening yields in Darwin.

The Business Tenancies (Fair Dealings) Act came into force 
on 1 July 2004. The Act aims to improve disclosure of 
information between landlords and (real person) tenants 
in relation to smaller retail tenancies (under 1,000m\). 
Relevant provisions include the prohibition of key money 
and ratchet clauses, and greater disclosure of outgoings 
payable by the tenant. Only one method of rent review 
calculation is allowable at each rent review. 

There have been many recent retail developments 
undertaken in the CBD recently, including the 
refurbishment of many older properties. This has been 
largely on the back of increased con" dence about 
the future of Darwin and the continued development 
of residential apartments in the CBD over the past 4 
years. One recent retail development to note is the new 
crocodile theme park in the heart of the CBD on Mitchell 
Street. This development comprised a number or new 
retail shops fronting onto Mitchell Street and is the " rst 
retail strip to be built in the CBD since the Melalueca on 
Mitchell development next door about 3 years ago. There 
are a couple of new retail developments currently under 
construction including the new China Town development 
on Mitchell Street and the construction of stage one of 
the Waterfront Development ± Wharf One. Wharf One 
will feature a ground ! oor boardwalk promenade with 
retail outlets and commercial space together with 138 
residential apartments built above.

In the northern suburbs, it is rumoured that Jape are 
looking to expand their bulky goods retailing into another 
major site in the northern suburbs, and it is known that 
the Darwin International Airport has a ;40M subdivision 
suitable for bulky goods retailing planned along Osgood 
Road, on the back of the new Bunnings development on 
the corner of Bagot and Osgood Roads. An expansion to 
`The ] one' on the corner of Vanderlin Drive and Stuart 
Highway is also expected soon.

Rumours are abuzz at the moment in business circles 
that an announcement is imminent from Conoco Philips 
and Inpex Browse that they will commit to gas projects in 
Darwin Harbour, worth a combined ;20B (;8B and ;12B 
respectively.) If these projects were to go ahead, they will 
surely change the retail market in Darwin forever.

Perth

As are most commercial sectors of the West Australian 
property market, the retail sector remains a sellers' market 
with a general sense that retail properties are tightly held 
and strongly competed for when o# ered to the market.

Vacancy rates remain low and the investor in this market 
sector can rely on good to strong rental growth from 
tenants as long as there is a well considered tenancy 
mix.  National tenancies still have an eye for well located 
opportunities in areas that they are not yet represented 
in and the prudent investor will seek out the likes of 
retail, fast food and bulk goods chains for new retail 
and showroom developments with attractive locational 
attributes on highway locations or in retail precincts.

A trend is for outer lying suburban localities in seeking 
retail opportunities, such as a recently announced retail 
development in Pinjarra, which bene" ts from good access 
from the new Perth to Bunbury highway, a growing 
population pro" le due to residential subdivisions, and a 
lack of existing services.

The threat to this market is perceptions of reduced 
a# ordability and the general health of the Western 
Australian economy.  Whilst interest rates are likely to 
be reduced by the RBA next month and fuel prices have 
come o#  their peak, there is a trend that spending is likely 
to decline in a more cautious consumer environment.  
The June 2008 quarter ABS statistics report moderate/
steady growth across all sectors with a slight decline 
in department stores and household goods retailing, 
however further declines are anticipated due to consumer 
cautiousness.

Generally though, the retail property market sector 
remains " rm with good demand for retail shops (strata 
units) strip retail shops and open mall retail centres under 
;2M.  Larger retail assets are set to maintain strong yields 
due to a competitive market re! ecting a lack of supply.
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O&  ce Phone Email

Adelaide 08 8231 6818 admin.sa@htw.com.au
Albury/Wodonga, NSW/Vic 02 6041 1333 admin.albury@htw.com.au  
Bathurst, NSW 02 6334 4650 admin.regionalnsw@htw.com.au  
Brisbane Commercial, QLD 07 3002 0900 bris.admin@htw.com.au 
Brisbane Residential O&  ces, QLD 07 3353 7500 brisbaneresidential@htw.com.au 
Brisbane ± Rural Queensland, QLD 0417 753 446 kerry.herron@htw.com.au 
Bundaberg/Wide Bay, QLD 07 4154 3355 admin.bundaberg@htw.com.au 
Cairns, QLD 07 4057 0200 admin.cairns@htw.com.au 
Canberra, ACT 02 6273 9888 admin.canberra@htw.com.au 
Darwin, NT 08 8941 4833 admin.darwin@htw.com.au 
Dubbo, NSW 02 6884 2999 admin.regionalnsw@htw.com.au 
Emerald, QLD 07 4980 7738 admin.emerald@htw.com.au 
Gladstone, QLD 07 4972 3833 admin.gladstone@htw.com.au 
Gold Coast, QLD 07  5584 1600 admin.gc@htw.com.au 
Goondiwindi, QLD 07 4671 5300 admin.goondiwindi@htw.com.au 
Gosford, NSW 1300 489 825 admin.gosford@htw.com.au 
Gri&  th, NSW 02 6964 4222 admin.gri&  th@htw.com.au
Hervey Bay, QLD 07 4124 0047 admin.bundaberg@htw.com.au
Hobart, TAS 03 6244 6795 admin.hobart@htw.com.au
Ipswich, QLD 07 3282 9522 admin.ipswich@htw.com.au 
Launceston, TAS 03 6334 4997 admin.launceston@htw.com.au
Leeton, NSW 02 6953 8007 admin.leeton@htw.com.au
Mackay, QLD 07 4957 7348 admin.mackay@htw.com.au 
Melbourne, VIC  03 9642 2000 admin.melbourne@htw.com.au 
Mudgee, NSW 02 6372 7733 admin.regionalnsw@htw.com.au 
Newcastle, NSW 02 4929 3800 admin.newcastle@htw.com.au
Norwest, NSW 02 8882 7100 admin.norwest@htw.com.au
Perth, WA 08 9388 9288 admin.perth@htw.com.au 
Port Macquarie, NSW 1300 489 825 admin.portmacquarie@htw.com.au
Rockhampton, QLD 07 4927 4655 admin.rockhampton@htw.com.au 
Roma, QLD 07 4622 6200 admin.roma@htw.com.au 
Sunshine Coast (Mooloolaba), QLD 07 5444 7277 admin.ssc@htw.com.au 
Sydney, NSW 02 9221 8911 admin.sydney@htw.com.au 
Tamworth, NSW 02 6766 9898 admin.regionalnsw@htw.com.au 
Toowoomba, QLD 07 4639 7600 admin.toowoomba@htw.com.au 
Townsville, QLD 07 4724 2000 admin.townsville@htw.com.au 
Tweed Heads, NSW 07 5523 2211 admin.nc@htw.com.au 
Wagga Wagga, NSW 02 6921 9303 admin.wagga@htw.com.au
Whitsunday, QLD 07 4948 2157 admin.mackay@htw.com.au
Wollongong, NSW 02 4221 0205 admin.wollongong@htw.com.au
Young, NSW 02 6382 5921 admin.regionalnsw@htw.com.au
 

Visit us at www.htw.com.au for past issues of this publication

Contacts

The information contained in this report is provided in good faith 
and has been derived from sources believed to be reliable and 
accurate.  However, the 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, accepts any form of 
liability for its contents.

This report is Copyright, and cannot be reproduced without written 
permission of Herron Todd White.

^ HTW Copyright 2008
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On a positive note, the US10c fall in the Aussie dollar over 
the past 2 months is potentially a very welcome relief to 
our exporters who have been battling major increases in 
the cost of production due to the considerable rise in the 
cost in fuel, labor, steel, fertiliser and chemicals.

Robin Gardiner Ph: (02) 6766 9898

1 September 2008

NORTHERN NSW

Two of the signi" cant issues which are at play in the 
market at the moment include:

The prospect and subsequent likely impact of large scale 
coal mining in the Liverpool Plains/Gunnedah region. 

With two coal mining exploration licences granted 
covering an area of about 540km2, there are real concerns 
about the possible impact that coal mining, should it 
occur, will have on the integrity of the local underground 
water resource and the possible impact that long wall 
mining may have on the long-term productivity of 
some of the best farming country in Australia. As always, 
uncertainty in a market place usually leads to buyers and 
sellers becoming less willing to act. Whether the concerns 
are borne out or not, perceptions of problems do tend to 
impair the market place.

Should large scale coal mining proceed, it is likely to 
ultimately have some ripple e# ect on the local property 
market in the event that several landholders are 
compensated and dislocated, as has happened in the 
Hunter Valley. 

The government's role in the irrigation property market. 

The government has not only stated their intention to 
purchase water entitlements, but more recently has 
indicated its preparedness to buy land and water. Whilst 
purchasing water entitlements from willing sellers so 

Whilst the winter cropping zones in most regions have 
generally received adequate to good winter rainfall as a 
follow up to the planting rains, there remains a long way 
to go to the silo, particularly for those on lighter soils 
where the moisture pro" le is limited.

The old saying ẁe are only ever 6 months away from a 
drought' perhaps is even more pertinent today than 
when it was " rst coined. With a recent run of years of 
wide seasonal variability, perhaps we should now be 
saying ̀we are only ever 4 months away from a drought'. 
In any case, about 25% of QLD, 65 % of NSW, 20% of the 
Northern Territory, 80% of Victoria, 20% of Tasmania 
and 30% of Western Australia have current exceptional 
circumstances status. As a result, there have been several 
sales in Queensland of properties being purchased for 
grass.

The water drought in the Murray Darling basin remains 
the most serious issue impacting on the thousands of 
farming families and rural towns' people/businesses who 
make their living, directly or indirectly, from irrigated 
horticulture and farming. Whist our politicians talk about 
`water audits' and debate how best to manage or even 
solve the unfolding disaster, the reality is that there is 
only one short-term solution> a major ! ood event in the 
Balonne, Culgoa, Dumaresq, Namoi, Gwydir, Lachlan, 
Barwon, Darling, Murray and Murrumbidgee River system, 
with a good snow melt in the Snowy Mountains thrown 
in+

In the meantime, the government's strategy to buy 
water entitlements (in isolation from the land) for 
environmental ! ows needs to be carefully scrutinised 
and analysed. We have real concerns about the ! ow-on 
e# ect on the value of the residual irrigation asset value 
and the local economy impact following the sale of future 
(in perpetuity) allocation rights to the environment. The 
long-term impact on many small rural towns could be 
much more than what they have had to endure during 
this crippling drought and will make their recovery even 
more di&  cult.

Rural ± Market Directions
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that water can be returned to the environment appears 
to be a commendable objective of governments, we 
have real concerns that they, and many sellers, don't 
fully appreciate the consequences. Firstly, the sale of 
water entitlements from an irrigation property results 
in irrigation infrastructure (channels, " elds, pump sites, 
etc.) becoming ªstranded assetsº in many cases. Vendors 
and their " nanciers need to be very aware that the added 
value of this infrastructure may be drastically reduced 
once the water has been sold. Governments also need 
to be aware of this impact and be prepared, where 
appropriate, to negotiate compensation.

Secondly, the loss of water entitlements from a local area 
will have long-term detrimental economic consequences 
for the a# ected communities. Once again, overnments 
need to be fully aware that the loss of water entitlements 
reduces economic viability/diversity, will result in loss of 
skills and jobs and will have a signi" cant ! o w on a# ect 
on local economies. The a# ected small rural communities 
are likely to su# er long-term damage, much more than 
they have been in! icted by the current drought. At least 
with a drought there is an expectation that a recovery 
will occur at some stage, but the chance of a full recovery 
will be impaired once water entitlements for irrigation 
are permanently reduced. Once again, adequate 
compensation to a# ected communities must be part of 
the solution.

Contact:

Robin Gardiner Ph: (02) 6766 9898  

SOUTHERN NSW 

ALBURY

Rural properties in the extreme eastern Riverina and 
south western slopes of New South Wales and north 
eastern Victoria have received reasonably good rainfall 
events through July and August and pasture and crops 
in these areas are generally reasonably good and mainly 
growing well. Areas in the central Riverina are fair with 
some crops looking reasonable, however, everything in 
the western Riverina is very dry with minimal rainfalls 
and crops did not strike, had very patchy strikes and are 
looking pretty dismal.

Unfortunately, there has been minimal runo#  in the 
catchments areas, however, dam levels have risen slightly 
with Lake Hume at 23.6% (up from 18%) and Dartmouth 
holding steady at about 17.5% as of 14th August 2008. 

At present in the southern irrigation district of New 
South Wales, there is a 0% water allocation for general 
security water and, in most districts, a 25% allocation 
for high security stock and domestic water allocations. 
There has been very good snow falls and most ski resorts 
have around 1.4m of snow, and this alone will help " ll 
storages if there is no run o# . What we desperately need 
is substantial rainfall in the catchments, as to date there 
has been virtually no runo#  as most of the rainfall events 
that have occurred have been steady falls over several 

days which has not resulted in runo# . Hopefully, towards 
the end of the snow season, we will receive signi" cant 
rainfalls through September and October which will 
runo#  and also melt the snow and start to " ll storages.

Despite the adverse seasonal conditions prices for 
properties have still remained strong in the non-irrigated 
areas. A recent sale of Mount Annan at Holbrook at 
auction, showed a premium price/Ha. This property is a 
renowned property within the district with substantial 
infrastructure including and large homestead, extensive 
gardens, manager's residence, undercover cattle yards 
and extensive cattle stud selling complex, dressage arena 
and other improvements. The price obtained for this 
property showed a premium for higher rainfall (30 inch) 
versatile country suitable for sheep and cattle grazing. 
Other sales of smaller properties in these higher rainfall 
areas also indicate that values in areas that receive above 
28 inches of rainfall p.a. have not declined. It is a di# erent 
story in the lower rainfall areas and irrigation areas where 
there is little demand for most properties due to lack of 
water allocations and poor prospects of receiving any 
water as well as lack of rainfall in the lower rainfall areas 
and a bleak outlook for this cropping season.

...if any buyers have the cash, now is the 
time to be shopping in the rural market...

The major regional towns in Southern New South Wales 
and northern Victoria such as Albury, Wagga Wagga etc. 
as well as the smaller towns in higher rainfall areas, are 
still remaining reasonably strong, particularly if there area 
employment opportunities provided by industries not 
aligned with agricultural industries. However, towns that 
are reliant on the agricultural industry and particularly 
towns reliant on the availability of irrigation water, are 
su# ering badly with severe downturns, businesses closing, 
many houses being placed on the market and many 
people leaving town to seek employment opportunities. 
The outlook in townships reliant on irrigation is indeed 
bleak for the short term, and maybe for the long term, 
as signi" cant amounts of water have been removed from 
some irrigation areas as a result of the government b̀uy 
back' to provide water for the environment. Although 
water is not being compulsorily acquired by the federal 
government and by entities such as water for rivers, 
many irrigators are under extreme " nancial stress and 
are not able to sell their property and are facing the 
alternative of selling their water to their highest bidder 
to relieve " nancial pressure. Often, the highest bidder, 
the government will remove the water from the irrigation 
area, reducing productivity of the area and potentially 
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overcapitalising irrigation infrastructure provided by 
various water authorities.

Our prime minister announced a further ;50M funding 
for water `buy back' and it is going be very tempting for 
irrigators to sell their water entitlements, as many will 
have no alternative as they are su# ering extreme " nancial 
stress. The government is buying water at a time when 
there are not many alternatives other than to sell to the 
government as most irrigators are " nancially stressed, 
not able to a# ord to purchase water and if they did 
purchase water, they would not be able to receive any 
water allocation to utilise the water. This may have a large 
negative impact on the longer term future of irrigation 
properties and townships in the areas which are reliant 
on irrigation for production. The picture in these areas is 
indeed bleak.

An all too common view of the rural country in the 0% 
allocation areas of southern New South Wales

View of a current season's crop in the higher  rainfall area 
of Gerogery

LEETON, GRIFFITH, NARRANDERA

Mild weather conditions and minimal rainfall since last 
month has done little to raise any excitement in the rural 
markets over the last month. While dry land farmers across 
our region are looking for a good drink with the onset 
of spring in the next few weeks, prospects for irrigation 
farmers are looking slightly better with some rainfall and 
snow in the catchments contributing the in! ows into 
Burrunjuck and Blowering Dams raising levels to 44%, 
which is greater than the same time last year.

This has prompted a rise in high security allocation to 
40% from 30%, but no change in general security water 
entitlements, remaining at nil. At present, there is a 90% 
chance of 95% high security allocation being available on 
the 1st of October, while only a 10% chance of any general 
security water being available on the same date.

There have been no recent sales of properties in the region 
to report. ªBoree Creek Northº was put up for auction on 
the 20th August. A 5,322 acre dry land property, located 
30km south of Narrandera, New South Wales, the property 
is an aggregation of farms owned by the Hargreaves 
family and Tim Fischer. It has been operated for many 
years as a dry land cropping and grazing property. The 
property has 3 modern homes and excellent shedding 
and livestock facilities. Auctioned by Landmark onsite, 
the property was passed in with no bids at around ;5.6M. 
Feedback on the day indicated interest from interstate 
buyers, but like many, they have their own properties to 
sell " rst before buying something else.

There have been a number of smaller properties been put 
up for sale by tender with> all were passed in with reports 
of o# ers at a level well below vendors expectations. Many 
of these properties are now on the market awaiting 
buyers. There have been a few new listings from across 
the region, although most notably in the northern part 
of our region from Gri&  th to Hillston, where a number of 
larger irrigated and dryland properties have appeared on 
the market.

If any buyers have the cash, now is the time to be 
shopping in the rural market throughout our region. With 
strong commodity prices forecast and worldwide grain 
shortages predicted, now could not be a more opportune 
time for the rural investor.

WAGGA WAGGA

The market is currently in a holding pattern with most 
people waiting to see if the area continues to get rain 
and what kind of a season the area has before either 
expanding their holding by looking for more property 
or selling up while the season is better than the last few 
years. 

Contact:

David Shuter Ph: (02) 6041 1333
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CENTRAL NSW 

The month of August has seen a continuation of the 
scattered rainfall events that seem to be a feature of the 
weather patterns at present. The growing nervousness of 
the buying public has not transferred into any signi" cant 
negative in! uences in the auction room. The recent 
sale of ªCloseburnº, Mendooran, at auction for ;1 .43M, 
indicates value levels are holding. The 1,145Ha holding, 
situated on the unregulated Castlereagh River, returned 
;1,250/Ha (;506/acre) overall. It included a good quality 
brick home and steel sheds. The country was 90% arable 
and included large areas of river ! ats and a 43Ha irrigation 
licence. There was considerable interest at the auction 
with 5 bidders actively interested with the sale. 

Another auction that was discussed in the last issue was 
that of ªKopyjeº, Canbelego. This property generated 
signi" cant interest due to the Carbon Credit Forestry lease 
in place. There had been 98Ha of trees planted in strips 
300m apart throughout the 2,600Ha of cultivation. The 
lease was to be in place for 150 years with the possibility 
of payments for only 30 of those years. The property was 
a 8,880Ha block in a marginal cropping area. There was 
active bidding at the auction and the holding was sold 
under the hammer for ;1.15M.

Analysis of this sale indicates that a discount of 
approximately 15% to 20% has been applied to the 
cultivation areas on the holding in comparison to the 
neighbouring sale of ªKoreeº which was not subject to a 
forestry lease.

Overall, values are considered to be holding across the 
central west and western areas.

Contact:

David Sullivan Ph: (02) 6334 4650 

SOUTHERN QLD

The federal government has announced that it is in 
the water market. Their involvement is part of the 
national water Initiative which aims to return water to 
the environment. The federal government is at present 
dealing with willing sellers, generally through a tender 
system. 

There are only a couple of issues with the scheme> one 
is the lack of transparency of the market transactions. 
Property professionals and business investors need to 
be able to " nd out what property has been sold for. This 
is important as it keeps the market informed of where 
values are going and trends in the market regarding sales 
volume. 

The states as yet have not completed their obligations of 
bringing transparency to the new water market. For water 
rights holders to be better informed, they need to be able 
to access better advice regarding the water market.

As valuers, we suggest that sellers of water need to discuss 
the decision to sell water in some detail. For example:

How will it a# ect the remaining assets? 

Will there be depreciation or obsolescence of the 
remaining irrigation infrastructure? 

What will be the highest and best use of the land after 
the water has been removed?

Water that is being traded in the Border Rivers region of 
Queensland and New South Wales shows a broad range 
of values. Each will vary depending on the type of water 
rights. Are they a NSW allocation and high! ow? A QLD 
allocation? Or a QLD supplement allocation (high! ow)? 
These rights have di# erent rules of operation and re! ect 
the di# erent level of development undertaken by the 
respective state governments. To a large extent, this is 
what underpins their respective values.

It has been interesting to note that there have been 
options proposed by lobby groups to acquire several 
large scale holdings in Queensland and northern NSW. 
These acquisitions are being suggested as providing the 
solution to getting water to the mouth of the Murray 
River and other environmentally stressed areas. 

What has to be understood is the hydrology of the 
northern section of the Darling Basin before it merges 
into the Murray River. The Minindee Lakes and the Narran 
Lakes are very large natural lakes, but are very shallow. 
They are seasonal and only contain water after signi" cant 
! o od events and only a small percentage of the water that 
enters these lakes ever makes it into the Murray River. 

Therefore, water will need to come from below these lakes 
for there to be any really feasible solution to returning 
water ! ows to the mouth of the Murray River. From a 
cost bene" t basis, getting a megalitre of water from the 
northern section of the Darling Basin will require a much 
more signi" cant investment in water than would be 
required from water bought from the Murray River Basin.

The blame game that is ever present in the media is not 
helping deal with the issue and solutions that respect 
the rights of property owners, the environment and 
other stakeholders need to be considered. We need more 
informed discussion and less uninformed debate. 

·

·

·
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We are going through a drought that has not occurred 
for just over 100 years. We are feeling the e# ect of this 
much more severely as a consequence of the expansion 
in the region. It may be climate change and it may be just 
climate cycles, however it is still evident that there are 
important issue that need to be dealt with.

It is necessary for good science to support political 
decision when issues regarding natural resources arise. 

We are lucky we live in Australia, as you can imagine 
what the level of misunderstanding and parochialism 
that occurs here would translate to if this situation was 
occurring in other regions around the world where you 
have multiple sovereign nations trying to share a scarce 
and valuable resource such as water.

Contact:

Shaun Hendy Ph: (07) 4671 5300, 

Doug Knight Ph: (07) 4339 2119

FAR NORTH QLD  

MIS SCHEMES

The Australian sugar industry has raised concerns that 
MIS tree plantation companies continue to distort 
the agricultural land market in northern and far north 
Queensland localities. 

Sugar Cane " elds

The main criticism which was raised in a Brisbane Senate 
enquiry is that these schemes enjoy tax breaks, which 
allow them to pay a premium for sugar cane lands over 
and above those of traditional sugar cane farmers, 
consequently landholders from other industries struggle 
to compete. The result of an expanding MIS plantation 
timber industry is a loss of productive cane land, which is 
in turn threatening mill viability. This issue is vital to the 
economy of northern Queensland, and both industries 
are entitled to a place in the market, however it would 
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seem that a balance needs to be struck. To be fair, not all 
schemes appear to be paying greatly in! ated prices, with 
the Rewards Group promoting schemes that are near 
prices paid by other traditional land users.

SUGAR

Maryborough Sugar Factory's in! uence in the Far North 
is growing with merger talks now underway with Tully 
Sugar Ltd. With the recent acquisition of Mulgrave Mill, 
Maryborough Sugar is now a large player in the Far North 
and further rationalisation of the industry could be a 
good thing by reducing costs and increased bargaining 
power.

GRA]ING

Hurricane Station, northwest of Mareeba, has reportedly 
sold for ;6M on a walk in, walk out basis. The 78,000Ha 
property analyses to approximately ;59/Ha ex-structures, 
which is considered to be a strong result given the general 
slowing cattle market in Far North Queensland. Other 
notable properties on the market include Springvale 
Station at Lakeland, South West of Cooktown. This 
56,296Ha property is currently for sale on a bare basis 
for ;7 .5M or ;133/Ha, however, it comprises one of the 
most developed properties on the Southern Peninsula. 
Koolburra Station, near Laura, is reported to be o# ered to 
the market this month and comprises a 160,000Ha station 
on typical sandy Peninsula forest country. 

Contact:

Danny Glasson Ph: (07) 4057 0200

NORTHERN QLD

This year has witnessed a split in grazing property business 
con" dence in North Queensland. The patchy wet season 
early in the year did not help, with dry conditions in the far 
west and north west. Drought a# ected graziers purchased 
grassed properties to the east and central areas. 

Properties o# ered to the market in the Mitchell Grass 
Downs districts (Aramac to Richmond) with grass, have 
sold well. As the old saying goes ± ̀he who sells iced 
lemonade on a hot day makes money>' for the Mitchell 
Grass Downs country this year, ̀he who had grass in North 
Queensland' was very marketable. 

The following graph reveals the bare/improved sale rates/
Ha for the last 5 years for Mitchell Grass Downs. As a result 
of the ªGrass Market,º there has seen a strong increase 
in the average Ha rate for the Mitchell Grass Downs 
Country. As much as a 30% increase has occurred in some 
instances. This recent year has been an outstanding one, 
when the year-on-year compound growth rate is in the 
order of 13%. 
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Mitchell Grass Downs Country Graph

Across North Queensland there is a large number of 
breeding properties on the market. Some of these have 
been on the market for some time now. The recent year 
has seen increases in operating inputs. These increases 
have not helped the marketability of the lighter, rougher 
and harder breeding type properties.

...not all is doom and gloom though> recent 
talks of interest rate cuts could well be a 
favourable change...

Not only have interest rates been strong for the capital 
side of the equation, but the day-to-day cost of operating 
a grazing property has risen. In! ationary pressure is 
challenging the pro" tabilit y of some properties. Basic 
examples are:

1. With the rises in the steel price, the simple task of 
maintaining a fence has increased ± wire and star 
pickets have risen in price 

2. The strong fuel price has increased the cost of a water 
run, mustering and trucking

3. An increase in the cost of urea has contributed to the 
cost of lick

4. The lack of labour has seen the wages cost rise strongly. 
The day rate for a person and motorbike was in the 
order of ;140/day 5 years ago, now reports are of as 
much as ;220/day. This is a 9.5% p.a. increase in the day 
rate over the 5 years

These are just 4 simple examples of operating cost 
increases which are directly a# ecting the pro" tability 
and in turn the sale volumes of some North Queensland 
breeding properties. 

Not all is doom and gloom though> recent talks of interest 
rate cuts could well be a favourable change in direction 
for " xed costs. This is positive talk that could well combat 
the stronghold that rising operating costs have had on 
the northern grazing industry. For many graziers, the 
respite would be welcomed.

Another positive for the North Queensland graziers 
remains with the recent turnaround in the cattle market. 
Following recent rains in North Queensland and the 
softening of the Australian Dollar against the United 
States Dollar, the cattle market has " rmed.

Given that interest rates begin to weaken and that the 
cattle market stays " rm, then the apparent split between 
the sale volumes of Mitchell Grass Downs country and the 
breeding properties in North Queensland may narrow.

Contact:

Peter Honnef Ph: (07) 4724 2000

CENTRAL QLD  

Good winter rainfall has occurred across much of the 
region, however, many areas, particularly in the west, 
have not received substantial follow up rain since the 
! o oding falls which occurred in January and February. 
Irrespective of this, the region has encountered record 
wheat plantings and stable grain prices, which are still 
well in front by comparison to the same time last year. 

Sales activit y across the Central Queensland district have 
slowed in more recent weeks, however concluding sales 
have demonstrated strength in value. ªRugby Runº, about 
55km west of Moranbah, is one of the more recent of a 
spate of sales in the northern Clermont area, showing 
an ex-structures rate of about ;1,200/Ha or ;4,700/
acreage. This is a market leading purchase in the area by 
a prominent Central Queensland grazier, buying grass to 
o# set northern drought a# ected holdings. 

A number of alluvial river grazing sales on the Dawson 
River, north of Moura, con" rm renewed interest for river 
front land with irrigation potential. However, despite this 
activity, sales of improved irrigation properties remain 
scarce, with the exception of ªLochielº, purchased by 
PrimeAg for ;12.2M with 4,100ML of medium security 
water allocation. 

As the Australian Dollar softens, there is renewed strength 
in the cattle market with increases in prices for feeder 
cattle. As grazing land values are very much underpinned 
by those within the industry, it would be expected that 
the strong relationship between commodity prices and 
land values will continue, largely dictating the future 
direction of the rural property market. 
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Overall, the Central Queensland region appears to be well 
placed for a good start to the summer season. 

Contact:

Greg Williams Ph: (07) 4957 7348

Will McLay Ph: (07) 4927 4655

NORTHERN TERRITORY

Generally speaking, the property market for larger scale/
developed farming properties in the Northern Territory is 
a very di&  cult one to accurately analyse due to the limited 
range of transactions for both fully developed irrigation 
blocks, and largely undeveloped (but potentially irrigable) 
farming blocks. 

This has particularly been the case over the past 4 
to 6 months when comparable sales evidence in the 
Katherine/Daly basin, as well as the Darwin region and 
South of Katherine around Mataranka, has become 
scarce with little action to indicate whether the market 
has steadied, gone backwards or is about to take another 
jump. 

However, over the past month, local selling agents 
report that the demand for developed irrigation country 
has lifted (and enquiry for advice through our Darwin 
o&  ce would tend to support this). It appears that there 
are a good number of serious potential buyers who are 
actively in the market for good quality, fully or partially 
developed irrigation country that has secure water in any 
of the districts mentioned above. They want land for a 
variety of uses, including early season melon production, 
vegetables, and even for bio fuel crops.  Indications are 
that those in the market for irrigation country have come 
from interstate farming areas where values for developed 
irrigation land well exceed Territory values (however, 
we do note that the highest price paid to date in the 
Northern Territory for irrigated land was over ;12,000 for 
a 370Ha banana farm in the Darwin area). Land owners of 
irrigation country appear to have heard the call. Over the 
last month, a number of good quality irrigation blocks 
capable of meeting the requirements of the market 
(location, land and infrastructure ± not sure about the 
price yet¼) have been listed for sale. 

We note that ªWildman Riverº cashew/irrigation farm 
(over 2,000Ha, 8,000ML and water licence,  approximately 
100km east of Darwin) will go to auction on the 17th 
of September> ªSandy Creekº (pivot irrigation country 
± Florina District Katherine) is back on the market, having 
only sold last year for ;1.15M> there are reportedly two 
top quality medium/large scale irrigation blocks for sale in 
the Venn agricultural subdivision south of Katherine, and 
several other properties that we are aware are ̀quietly on 
the market' in the Douglas Daly. We expect that the next 
few weeks will tell just how strong this apparent new wave 
of demand is and it should give a clearer indication of the 
relevance the market places on the climatic di# erences 
between regions, particularly Katherine, Darwin and the 
Douglas Daly.

We also note that the S.Kidman < Co. pastoral aggregation 
`Ruby Plains' and `Sturt Creek' (7,957km2) passed in 
at auction in Darwin on 20th August. These are well 
regarded, corporate style East Kimberley cattle stations 
that are expected to attract post auction negotiations. 
The auction was another sign that the market for Territory 
cattle stations may have cooled a degree or two. 

Contact:

Frank Peacocke Ph: (08) 8941 4833
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Comparative Property Market Indicators - August 2008

Comparative Analysis of Capital City Property Markets

To discuss the applicability of the Capital City indicators to individual 
properties or situations, contact your local Herron Todd White o&  ce:

Sydney        (02) 9221 8911
Melbourne       (03) 9642 2000
Brisbane Commercial      (07) 3002 0900
Brisbane Residential      (07) 3353 7500
Adelaide        (08) 8231 6818
Perth        (08) 9388 9288
Hobart        (03) 6244 6795
Darwin        (08) 8941 4833
Canberra        (02) 6273 9888

Comparative Analysis of New South Wales/ACT Property Markets

To discuss the applicability of the NSW/ACT indicators to individual proper-
ties or situations, contact your local Herron Todd White o&  ce:

Albury        (02) 6041 1333
Bathurst        (02) 6334 4650
Canberra/Queanbeyan      (02) 6273 9888
Dubbo        (02) 6884 2999
Gosford        1300 489 825
Gri&  th        (02) 6964 4222
Leeton        (02) 6953 8007
Mudgee        (02) 6372 7733
Newcastle/Central Coast      (02) 4929 3800
Norwest        (02) 8882 7100
Sydney        (02) 9221 8911
Port Macquarie       1300 489 825
Tamworth       (02) 6766 9898
Tweed Coast       (02) 5523 2211
Wagga Wagga       (02) 6921 9303
Wollongong       (02) 4221 0205
Young        (02) 6382 5921

Comparative Analysis of Victor ian/Tasmanian Markets

To discuss the applicability of the Victorian/Tasmanian indicators to 
individual properties or situations, contact your local Herron Todd White 
o&  ce:

Melbourne    (03) 9642 2000
Wodonga    (02) 6041 1333
Hobart     (03) 6244 6795
Launceston    (03) 6334 4997

The following pages present a generalised overview of the state of property markets in Capital City, New South 
Wales/ACT, Victoria/Tasmania, Queensland, South Australia/Northern Territory < Western Australia locations using 
" nancing risk-rating scales. They are not a guide to individual property assessments.

For further information contact Rick Carr, Research Director, Herron Todd White, on (07) 4057 0200, or by email on 
rick.carr@htw.com.au
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Comparative Analysis of Queensland Property Markets

To discuss the applicability of the Queensland indicators to individual 
properties or situations, contact your local Herron Todd White o&  ce:

Brisbane Commercial      (07) 3002 0900
Brisbane Residential      (07) 3353 7500
Bundaberg/Wide Bay      (07) 4154 3355
Cairns        (07) 4057 0200
Emerald        (07) 4980 7738
Gladstone       (07) 4972 3833
Gold Coast       (07) 5584 1600
Hervey Bay       (07) 4124 0047
Ipswich        (07) 3282 9522
Mackay        (07) 4957 7348
Rockhampton       (07) 4927 4655
Sunshine Coast (Mooloolaba)    (07) 5444 7277
Toowoomba       (07) 4639 7600
Townsville       (07) 4724 2000
Whitsunday       (07) 4948 2157

Comparative Property Market Indicators - August 2008

Herron Todd White acknowledges the assistance of Countrywide Valuers (Bendigo), Riverlink Valuers (Echuca), Ridge Valuers 
(Geelong), Cleary Partners (Mildura), CJA Lee Property (Gippsland), Roger Cussen Property Specialist (Warrnambool), 
Valwest Pty Ltd (Geraldton) and Valuation Partners (Western Australia) Pty Ltd (South West WA) in compiling these pages. 

Comparative Analysis of South Australia/Northern Territory/Western 
Australian Property Markets

To discuss the applicability of the South Australian/Northern Territory and 
Western Australian indicators to individual properties or situations, contact 
your local Herron Todd White o&  ce:

Adelaide   (08) 8231 6818
Perth   (08) 9388 9288
Darwin   (08) 8941 4833

The following pages present a generalised overview of the state of property markets in Capital City, New South 
Wales/ACT, Victoria/Tasmania, Queensland, South Australia/Northern Territory < Western Australia locations using 
" nancing risk-rating scales. They are not a guide to individual property assessments.

For further information contact Rick Carr, Research Director, Herron Todd White, on (07) 4057 0200, or by email on 
rick.carr@htw.com.au


