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Today’s Market

• Power was in the hands of vendors late in ’07 then reversed, with buyers 
now dictating terms

• Sales are not often through normal circumstances (forced conditions)

• Vendors expectations are still ambitious but personal circumstance is 
effecting change

• Few buyers in the market over $500,000

• Buyers can be more selective, opting for prime location and orientation

• Land is slow to sell if not competitively priced – holding costs is an issue

• Building costs continue to rise – opposite to value levels

• Very low rental vacancies
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• Housing – Undersupply? v’s Oversupply

• Lending Non Conforming/Sub Prime 1%  v’s 15% of market 

• Lending Low Doc/No Doc 7%  v’s 17% of market

• No Recourse on Mortgage Lending in USA

The Lending & Property Landscape
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Big Issues

• Consumer Confidence 
driven by negative press

• Buyer’s not motivated –
waiting for upswing to 
reduce holding costs

• Supply exceeds buyer 
demand
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SEQ Volume of Sales
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New SEQ Listings Per Month
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SEQ Median Price v’s Rental
GOLD COAST
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SEQ Median Price v’s Rental
BRISBANE
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SEQ Median Price v’s Rental
SUNSHINE COAST
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Sales V Listings
PADDINGTON 

Source: RP Data

Single Unit Dwelling Sales Nov 2007 - Nov 2008
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Sales V Listings
MORAYFIELD

Source: RP Data

Single Unit Dwelling Sales Nov 2007 - Nov 2008
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Sales V Listings
KINGSTON

Source: RP Data

Single Unit Dwelling Sales Nov 2007 - Nov 2008
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Sales V Listings
PACIFIC PINES
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Sales V Listings
SOVERIGN ISLANDS
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Resales - Brisbane

Suburb 
 

Price Sale Date Price Resale Date % Increase 

Waterford West 
 

$350,000 Dec 07 $340,000 Sep 08 -2.85% 

Heritage Park 
 

$370,000 Feb 07 $390,000 Oct 08 5.4% 

Hamilton 
 

$7,000,000 Jan 07 $7,000,000 Aug 08 - 

Indooroopilly 
 

$865,000 Apr 07 $940,000 Sep 08 8.67% 

North Lakes 
 

$662,500 Dec 07 $650,000 Aug 08 -1.88% 

North Lakes $428,000 Sep 07 $420,000 Sep 08 -1.86% 
 

Carina $335,000 Oct 07 $337,000 Aug 08 0.59% 
 

Wooloowin 
 

$800,000 Mar 08 $800,000 Aug 08 - 

Kedron 
 

$355,000 Feb 07 $395,000 Oct 08 11.26% 

Norman Park 
 

$540,000 Mar 07 $500,000 Oct 08 -7.40% 

 

Source: RP Data & HTW Database
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Resales

Suburb 
 

Price Sale Date Price Resale Date % Increase 

Buderim 
 

$500,000 Sep 07 $500,000 Jul 08 - 

Peregian Springs 
 

$720,000 Nov 06 $695,000 Jun 08 -3.6% 

Twin Waters 
 

$590,000 Nov 07 $540,000 Jul 08 -9.2% 

Pelican Waters 
 

$533,000 Nov 06 $570,000 Apr 08 6.9% 

 

Source: RP Data & HTW Database

Sunshine Coast

Gold Coast
Suburb 
 

Price Sale Date Price Resale Date % Increase 

Broadbeach Waters 
 

$540,000 Jan 07 $660,000 Jul 08 14.8% 

Broadbeach Waters 
 

$740,000 Apr 08 $670,000 Nov 08 -9.5% 

Southport 
 

$410,000 Sep 07 $390,000 Nov 08 -4.8% 

Surfers Paradise 
 

$4,000,000 Mar 08 $4,250,000 Oct 08 6.25% 

Mermaid Beach 
 

$7,050,000 Jul 06 $8,550,000 Sep 08 12.7%  * 

Reedy Creek 
 

$499,000 Sep 07 $590,000 Sep 08 18.2% 

Cedar Vale 
 

$381,000 Aug 07 $438,000 Aug 08 15% 

Surfers Paradise 
 

$3,200,000 Oct 07 $2,550,000 Jul 08 -20% 

 
* Note: Analysis excludes $600,000 renovation 
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Resales Market

• Fundamentals are still good.

• Housing below $500k still turning over, but at reduced levels.
• Units and upper level dwellings - vendors reassessing asking prices 

to meet market.

• Opportunity to buy both dwellings and units at below replacement
value - housing and units.

• Properties that are discretionary by nature are suffering.

• Gold Coast - Similar trends to Brisbane. Concerns over increasing 
supply levels for re-sale units within high rise unit market.
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QLD Regions….

• North Queensland Townsville/Cairns – Market slowing in intensity. 
House sale volumes down 20% on last year; Unit volumes down 30%;
Land volumes down 50%.  Now a buyers market & buyers in no rush to 
buy. Property values have come back up to 10% in mortgage belt areas, 
less so in inner areas. Little if any price growth expected for remainder of 
2008 Rental vacancies increasing, market was “tight” now “balanced”. 
Rents have stopped increasing Investment stock units potential 
oversupply.

• Central Queensland – Similar to North Queensland.
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Local Market Strengths….

• Near City and Inner City
- Detached Housing

• Rental Market
- Favourable Economic Statistics

• Beachside Budget Units
- Remains Strong
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Future Opportunities

• Population Growth

• Growth areas - Beaudesert Valley (infrastructure)
- Northern NSW

• Upward pressure on rents

• Property in prime locations 

• Forced sales = Opportunity for cashed up buyers

• Confidence needs rebuilding via positive press and affordability/interest rates



South East Qld Breakfast: November 2008

The Latest News



SEQ Brisbane
Terry Munn
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Industrial

Brisbane and Outer LA's Industrial No. of Sales
and Value of Sales 1999-2008*
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Industrial

• Land
– Growth in land value has slowed throughout 2008 with limited 

transactions. 
– Average rate up 5,000 m²
• Brisbane - $400 psm
• Gold Coast - $450 psm (southern), $325 psm (northern)
• Sunshine Coast - $350 psm

• Rents
– Rental growth has begun to slow (around 5%)
– Average prime net rents 
• Brisbane - $120 psmpa
• Gold Coast - $130 psmpa (southern), $120 psmpa (northern)
• Sunshine Coast - $110 psmpa
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Industrial

• Yields

– Softened over the last 9 months 100 to 150 basis points 

– Prime 7.75% to 8.25%

– Secondary 8.25% to 8.75%

– Other 8.75% plus

– Average prime yields are in the vicinity of 8.00%
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34 Corporate Dr, Cannon Hill

• Sale Date:  Sep 2008
• Sale Price:  $13,200,000
• Lease:  10 years to a national tenant
• Initial Analysed Yield:  8.23%
• Rate Per Square Metre:  $2,368
• Net Lettable Area:  5,571 m² (63% Office)
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Office - CBD

CBD Total Vacancy Factor: July 2008
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Office – Fringe, Gold Coast & 
Sunshine Coast

Non-CBD Total Vacancy Factor: July 2008

0.0% 2.0% 4.0% 6.0% 8.0% 10.0% 12.0% 14.0%

Brisbane 'Near City'

North Sydney

St Kilda Road

North Ryde

Parramatta

Gold Coast (Revised)

West Perth

Southbank

Crows Nest/St Leonards

Chatswood

Adelaide Frame

Newcastle

Adelaide Fringe

East Melbourne

Wollongong

Sunshine Coast

% of total stock

Direct Vacancy Sub-lease Vacancy

Source: PCA



South East Qld Breakfast: November 2008

Office

• Net Absorption – 12 Months to July 2008 Brisbane CBD

– CBD - 45,000 m2

– Near City Net Absorption is 60,000 m2

– Gold Coast - 10,000 m2

– Sunshine Coast – N/A

• Rents

– Rental growth has slowed throughout 2008 with slight reduction

– Average gross effective prime rents 

• Brisbane - $800 CBD, $450 Fringe

• Gold Coast - $475 Main, $375 Other

• Sunshine Coast - $350
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Office
• Yields

– Softened over the last 9 months by 100 to 150 basis points

– CBD prime yields are 7.50% to 8.25%

– Fringe prime yields are 7.75% to 8.50%

• Supply and Demand

– Demand is strong and supply is increasing as new stock comes 
on line over the next 12 months, giving tenants greater choice

– Incentives are beginning to creep back into the market

New Supply (Including Refurbished Supply) 2009
Brisbane CBD - 204,000 m² 51% Pre-committed
Brisbane Fringe - 53,000m² 8% Pre-committed
Gold Coast - 23,000 m² 35% Pre-committed
Sunshine Coast - 11,000 m² 17% Pre-committed
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Innovation Parkway, Birtinya

• Sale Date:  May 2008
• Sale Price:  $8,500,000
• Lease 10 year lease to a national tenant
• Initial Analysed Yield:  7.37%
• Rate Per Square Metre:  $3,972
• Net Lettable Area:  2,140 m²
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Retail

QLD Seasonally Adjusted Retail Turnover
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• Consumer Spending
- Is down
- Confidence is low

• Major Locations (Highest rents)
- Brisbane - Queen Street Mall - $3,000 to $4,000 psmpa
- Gold Coast – Cavil Mall - $2,500 to $4,500 psmpa
- Sunshine Coast – Hastings Street - $2,200 to $3,000 psmpa

• Rents
- Limited growth in prime centre's
- Rents may decrease in secondary locations if vacancy increases

Retail
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• Investment Demand
- Limited sales in 2008, Yields have softened by 100 to 150 basis

points
- Prime CBD & Major Centre's 7.00% to 7.50%
- Strong Convenience Centre's 7.50% to 8.50%
- Others 8.25% to 9.50%

• Land Values
- Demand is greater than supply
- Opportunity within new subdivisions

Retail
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“Q1 Retail”, Surfers Paradise

• Sale Date:  Oct 2008
• Sale Price:  $7,400,000
• Lease: 86% occupied by12 tenants. WALT - 3.16 yrs
• Analysed Yield:  8.70%
• Rate Per Square Metre:  $6,412
• Net Lettable Area:  1,154 m²
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Looking To 2009

• Industrial

– Land values to stabilise with a possible decrease in secondary locations
– Rents to remain stable with minimal increases

– Yields to remain stable and will firm later in the year

• Retail
– Rents to have little or no growth with possible reductions

– Yields to remain stable and will firm later in the year

• Office
– Vacancies will continue to be tight, however, will increase inline with 

supply towards the end of 2009 with vacancies of:
• Brisbane CBD – 8.0%

• Gold Coast – 13%

• Sunshine Coast – 10%
– Effective rents will stabilise with reductions in secondary 

accommodation.  Incentives at 10% to 15%

– Yields to remain stable and will firm later in the year



Residential
Projects & Subdivisions

Gavin Hulcombe
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What a difference a year makes

• Site Demand

• Funding

• Urgency

• Interest Rates

• Speculative Purchases

• Values

• Site Availability
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Vacant Land Sales

Source: RP Data
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Building Approvals

Source: Australian Bureau of Statistics & RP Data
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National Finance Figures
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Vacant Land Overview

Developed Lots
• Declining sale rates.
• Increasing incentives.
• Declining net values.
• Increasing interstate / investment marketing.
• Established housing cheaper alternative.
• Price point driven.

Englobo Land
• Infrastructure contribution / upfront cost.
• Significant supply western corridor.
• Declining interest in fringe /investigation areas.
• Few buyers for larger holdings.
• Reasonable demand for infill sites.
• Very few current transactions.
• Potential for motivated vendors to dominate the market.
• Significant supply western townships.
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Residential Apartment Market

Outer

• Nominal demand fringe / investment areas.
• Construction costs prohibitive.
• Speculative demand gone.
• Reverting back alternative use values.
• Abundance of sites.
• Increased number of sellers under duress.
• Potential for decline in value.
• Investor driven.
• Redcliffe / Caboolture – Problem Areas.
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Residential Apartment Market Cont’d

Inner Low Rise

• More established end market.
• Reduced site availability.
• End user market.
• Construction costs issues.
• More stable / often underpinned by alternate use.

Medium / High Rise

• Limited supply over recent years.
• Established apartments below replacement.
• Limited new stock anticipated.
• New sales dependent upon deferred settlement.
• Dominated by investors.
• Projects being postponed / abandoned.
• Potential for increased sites to enter the market.
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Gold Coast

Land Market

• Declining sale rates.
• Increasing incentives.
• Less than one years supply of completed lots.
• Greater stock levels (Coomera & Pacific Pine - Maudsland).
• Development in East Coomera / Pimpama – Delayed due to 

sewerage treatment plant. 

High rise

• Reducing sale rates, following early ‘08 peak.
• 2 years supply proposed at current take up.
• Projects now being abandoned / deferred.
• Completed building with unsold stock.
• Competition with distressed re-sales.



South East Qld Breakfast: November 2008

Gold Coast Cont’d

Other Apartment Sectors

• Poor sale rates.
• No major oversupply.
• Beach side performing best.
• Good quality in master planned estates (Varsity Lakes / Emerald 

Lakes) selling well.
• Holiday accommodation on Tweed Coast worst effected.
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Sunshine Coast

Land

• Reduced demand railway towns.
• Supply controlled by major developers.
• Cane land off radar (Regional Plan).
• No major threat of oversupply.
• Bright Water (Mountain Creek) released – good demand.

Units

• Significant supply upper price categories (Noosa).
• Central Maroochy - Limited Sites.

- No new projects over recent years.
• Central Calendar - Limited new supply.

- Limited site transactions.

• Potential for reduced site values secondary sites.
• Limited site transactions / tightly held.
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2009 – Market Drivers

• MANAGING RISK

• Site Quality

• Approval/Planning Risk

• Saleability of End Product

• Over Supply Risks

• Increasing Margins

• Take Out / Presale Fall Overs
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Summary

• Opportunities will arise.

• Risk management remains supreme.

• Back to underlying fundamentals.
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Merry Christmas


