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2020 turn the focus & deliver a client lead strategy   



The big trade off 

Which will prevail…? 

What is transitory, what is structural? 



Source: CoreLogic Home Value Index July 2018, 2023 

Median House Price: June 2018 vs June 2023 
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Source: CoreLogic Home Value Index July 2018, 2023 

Median Unit Price: June 2018 vs June 2023 
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Net Interstate Migration:  
March 2018 to September 2022 
 

 

 

 
 

 

 
 

 

-20000

-15000

-10000

-5000

0

5000

10000

15000

20000

25000

M
a

r-
2

0
1

8

Ju
n

-2
0

1
8

S
e

p
-2

0
1

8

D
e

c
-2

0
1

8

M
a

r-
2

0
1

9

Ju
n

-2
0

1
9

S
e

p
-2

0
1

9

D
e

c
-2

0
1

9

M
a

r-
2

0
2

0

Ju
n

-2
0

2
0

S
e

p
-2

0
2

0

D
e

c
-2

0
2

0

M
a

r-
2

0
2

1

Ju
n

-2
0

2
1

S
e

p
-2

0
2

1

D
e

c
-2

0
2

1

M
a

r-
2

0
2

2

Ju
n

-2
0

2
2

S
e

p
-2

0
2

2

N
e

t 
In

te
rs

ta
te

 M
ig

ra
ti

o
n

 (
p

e
rs

o
n

) 

Quarter 

NSW VIC QLD SA WA TAS NT ACT

Source: Australian Bureau of Statistics 

December Qtr 2021: 19,247 

Queensland 

New South Wales 

Victoria 



Source: Australian Bureau of Statistics 

Queensland 

New South Wales 

Western Australia 

Victoria 

Net Overseas Migration:  
March 2018 to September 2022 
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Source: Australia Bureau of Statistics 

Net Overseas and Interstate Migration:  
March 2018 to September 2022 
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Source: SQM Property Research 
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Source: Australian Bureau of Statistics 
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Dwelling Units Commenced Dwelling Units Completed

Building Activity Queensland -  
Dwellings commenced versus completed 
 

 

 

 
 

 

 
 

 



Competing forces 
 

 

 

 
 

 

 
 
 

Image Source: Sydney Morning Herald 

Under supply versus affordability 



 

 
2017  2022 Change  

Englobo Land $/m2 $290 $475 +64% 

Total const. cost/lot $98,219 $188,750 +92% 

Avg. gross realisation 

(incl. GST) 
$400,000 $750,000 +88% 

Source: Herron Todd White Research, CoreLogic RP Data 

Subdivision Construction Costs  
(Brisbane mid ring) 
 

 

 

 
 

 

 
 

 



Image Source: Master Builders Qld Association 

Housing Market 



Valuation range – new estates 
 

 

 

 
 

 

 
 
 

 

 

Land Cost 

325m2 

House Build Cost 

4/2/2 
Total Cost 

House/land package off-plan 

early 2022 
$325,000 $280,000 

(2022) 
$605,000 

Land purchased early 2022 $325,000 $350,000 
(2023) 

$675,000 

Land purchased 2023 $400,000 $350,000 
(2023) 

$750,000 

Completed house value 2022 $700,000 

Completed house value 2023 $700,000 

Source: Herron Todd White Research, CoreLogic RPData 



Building Industry 
 

 

 

 
 

 

 
 
 

Source: Courier Mail, ABC News, Australian Property Investor, AFR, Sydney Morning Herald 



Residential Unit 

Market 

Image Source: GrayaTM 



Is Build to Rent the answer? 
 

 

 

 
 

 

 
 
 

Image Source: The Australian 



Image Source: Knowledge at Wharton  

Investor 



Its all been owner occupier – where are the 
investors? 
(Brisbane mid ring) 
• Tighter lending (APRA) 

 

• Rental tenancy law changes 

 

• Capped rental 

 

• Land tax and bracket creep 

 

• Increases in interest rates 

 

 

 
 

 

 
 

 



Affordability – What’s the Solution? 
 

 

 
 

 

 
 
 Source: Moreton Bay Regional Council 



Structural or Transitory? 
 

• Acute shortage of housing 

• Cost to produce housing – increasing 

• Ongoing migration 

• Infrastructure wave to come 

• Affordability issues are real 

• Occupants per dwelling increasing 

 

 
 

 

 
 
 



Alistair Weir 

 

Brisbane Commercial 

Property Markets 

 

Image Source: STAC Capital 



Big pipeline but significant delivery 
constraints 
 

 

 
 

 

 
 
 

Red = Proposed  

Green = Approved  

Blue = Under Construction 

Purple = Master Plan Projects 

Source: Brisbane Development 

Grey = Completed 

Orange = Appealed / Refused / Withdrawn 



Development Activity Stagnant 
 

 

 
 

 

 
 
 

Source: RLB Crane Index April 2023 



Office Markets 
 

• Strong CBD Leasing demand. Solid rent growth 

 

• Hybrid work arrangements have changed the goalposts 

but workers are returning  

 

• Move to quality accommodation 

 

• Owner occupiers prominent 

 

• Work space ratios increasing 

 

• Incentives starting to diminish 

 

• Holding income critical for sites 
 Image Source: HTW 



CBD Office Markets 
 

 

 
 

 

 
 
 

Source: Property Council of Australia 



Total CBD Vacancy 
 
 

 

 
 

 

 
 
 

Source: Property Council of Australia 



Vacancy by Grade 
 

 

 
 

 

 
 
 

Source: Property Council of Australia 



‘Earn the Commute’ 
 

 

 
 

 

 
 
 

Image Source: Brisbane Development, Create it Constructions 



Rents Steadily Increasing 

 

 
 

 

 
 
 

Source: Caden Research 



Fringe Markets 

 

 
 

 

 
 
 

Source: Property Council of Australia 



381 Macarthur Avenue, Hamilton 

 

 
 

 

 
 
 

Sold in May 2023 

$18.5M 
$6,500 per square metre 

of NLA 

 

Sold in 2019 

$19.7M 
$6,934 per square metre 

of NLA 

 

Source: CoreLogic 



Inner Fringe Very Strong and Tightly Held 

 

 
 

 

 
 
 

Image Source: Quay 



Strong Capital Growth in Inner Areas 

 

 
 

 

 
 
 

Sold in 2022 

$5.1M 
$5,435 per square metre 

of NLA 

 

Sold in 2020 

$3.2M 
$3,261 per square metre 

of NLA 

 

Source: CoreLogic 



Suburban Commercial 

 

 
 

 

 
 
 

Image Source: Floate Architecture 



Industrial Markets 
 

• Significant land shortage 

 

• Strong rental growth. Existing tenants below market 

 

• Cost increases are significant 

 

• Strong owner occupier demand 

Image Source: HTW 



Low Vacancies 

Image Source: LJ Hooker, JLL, King & Co, Elders Commercial 



Source: HTW Research 

Narangba 

$525-$625 Industrial Land 

Australian Trade Coast 

$800+ 

Rocklea (flood free) 

$400-$500 

Crestmead/Park Ridge 

$450-$550 

Yatala 

$425-$525 

Geebung 

$700-$800 

Brendale 

$525-$625 

Richlands 

$450-$550 

Ipswich 

$400-$500 



2 and 12 Arthur Dixon Road, Yatala 

 

 
 

 

 
 
 

Sold in July 2023 

$55.6M 
$2,041 per square metre 

of GLA 

Analysed yield of 5.23% 

Image Source: Cushman and Wakefield 



The Simple Equation 

 

 
 

 

 
 
 

Image Source: Cushman and Wakefield 

Area (m2)
Rate 

($/m2)
Total

Land Cost 10,000       $500 $5,000,000

Build Cost (50% Plot Ratio) 5,000          $1,800 $9,000,000

Total Cost $14,000,000

Required Net Rent @6.00% Yield 6% $840,000

$168Required Rental Rate Per Square Metre



Retail Markets 
 

• Destination retail centres under pressure 

 

• Convenience and Neighbourhood centres now coming 

under more pressure as retail spending stalls 

 

• Brisbane CBD suffering major hits. Closure of Myer 

tenancy, Covid, Hybrid work 
 

Image Source: HTW 



Retail Spending Sliding 

 

 
 

 

 
 
 

Source: ABS 



Recent Neighbourhood Sales 

 

 
 

 

 
 
 

  Coles Glenvale 

Sale Date: Jan 23 

Sale Price: $27,000,000 

Yield: 5.23% 

  Casuarina Village SC 

Sale Price: Circa $34,000,000 

Sale Date: Feb 23 

Yield: Circa 5.35% 



Retail – 144 Indooroopilly Road, Taringa 

 

 
 

 

 
 
 

Sold in April 2023 

$13.4M 
$8,143 per square metre 

of GLAR 

Analysed yield of 5.52% 

Image Source: Core Logic 



Accommodation  



Accommodation 

 

 
 

 

 
 
 



Service Station – 18A Salesyard Rd, Yamanto 

 

 
 

 

 
 
 

Sold in May 2023 

$6.0M 
Analysed yield of 6.10% 

Leased to United Petroleum Pty 

Ltd on a new 15 year lease term 

 

Image Source: Burgess Rawson 



Child Care Centre – 367 Handford Road, 
Taigum 

 

 
 

 

 
 
 

Sold in May 2023 

$7.125M 
$65,972 per ACCP 

Analysed yield of 5.33% 

 

Image Source: Burgess Rawson 



Investment Yield Changes 

 

 
 

 

 
 
 

Market Sector January 2022 July 2023 
Est. Value 

Diminution 

Prime CBD Office 5.00% 6.50% 15%-20% 

Secondary CBD Office 6.50% 8.00% 15%-20% 

Prime Fringe Office 5.25%  6.50%  15%-20% 

Secondary Fringe Office 6.50%  8.00%  15%-20% 

Convenience Retail 5.25% 6.00% 10%-15% 

Neighbourhood Centre Retail 5.00% 5.50% 8%-12% 

Large Format Retail 5.00% 6.25% 10%-15% 

Prime Service Stations 4.75% 5.75% 10%-15% 

Medical Centres 5.00% 6.00% 8%-12% 

Freehold Child Care Centres  4.50% 5.25% 8%-12% 

Prime Industrial 4.25% 5.75% 15%-20% Source: HTW Research 



Where to from here? 

 

 
 

 

 
 
 

• Yields likely to be directly reactive to 

interest rates. Values may decline further. 
 

• Construction costs having broad based 

impact. Development Sites vulnerable. 
 

• Population growth will continue to drive 

development activity broadly across south-

east. 
 

 

 

 

 

 

 

 



Disclaimer 

The information contained in this presentation is provided in good faith and has been derived from sources 

believed to be reliable and accurate.  However, the presentation is not intended to be comprehensive or 

render advice and neither Herron Todd White nor any persons involved in the preparation of this 

presentation accepts any form of liability for its contents. This presentation has copyright and cannot be 

reproduced without written permission of Herron Todd White. 





 

Thank you 

Drinks 3pm to 5pm 


