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Residential Market
Population Growth
The Midwood Report May 2011 has estimated a current Brisbane population of 2,079,000.

Source: Midwood Report May 2011.
With a Census just around the corner the below estimate of the Sunshine Coast Regional
Council current population of 343,000 is about to be tested.

Source: Midwood Report May 2011.
Consumer Sentiment
Westpac and the Melbourne Institute released the July results of their monthly Consumer
Sentiment Survey this week. The Consumer Sentiment Index fell to 92.8 points and by 8.3%
during July. The index is now indicating that respondents are more pessimistic than optimistic
and the index was at its lowest level since May 2009. Source: RPData.
Housing Finance
There is some improvement in the number of new mortgages being issued across Australia in
July. The total value of housing finance commitments to owner occupiers increased by 2.2% for
the month and are up 5.2% compared to the same time last year. The total value of investor
finance commitments increased by 4.4% for the month however, the value of investment loans
remains 12.0% lower than the same time last year. The total number of owner occupier finance
commitments increased by 4.4% during the month and are up 4.0% over the year. The rise in
owner occupier finance commitments is largely due to refinances which have increased by
11.4% during May and are 25.0% higher over the year.
Source: RPData.

QLD Properties for Sale

Source: RPData.
QLD Properties for Rent

Source: RPData.
Queensland Dwelling Approvals
Queensland‟s dwelling approvals have risen for the second consecutive month prompting
industry predictions that „the worst is behind us.
The monthly approvals figures released today (4 July 2011) by the Australian Bureau of
Statistics record a 1.1% increase in Queensland activity, however the activity recorded for the
May quarter is still down 10.5%.
In contrast, across Australia approvals were down 7.9% in May driven by a significant drop in
approvals of units and attached dwellings particularly in Victoria where approval numbers had
been running at almost record levels. Over the May quarter national approvals fell 3.9%.
While the small rise in Queensland numbers was largely due to the volatile units sector, monthly
trends provide grounds for optimism.
The increase in dwelling approvals for Queensland is the result of a rise of 5.6% in the volatile
units sector. In contrast, approvals of Queensland houses were down 1.7% in May. Over the
May quarter, house approvals were up slightly (1.2%) whilst approvals of units and attached
dwellings were down 26.8%. (See graph below).

Approved Dwelling Units: QLD
(Moving quarterly totals, Seasonally Adjusted)

Whilst today‟s monthly rise in approvals is encouraging, approvals still remain very low by
historical standards with 26,847 approvals in Queensland in the year to May 2011, compared to
the long-term average of 37,400.Total Approved Dwellings: State Comparisons
(Annual,

Seasonally

Adjusted)

Despite approval figures remaining weak, monthly observations for May are an improvement on
the flood affected months early this year.‟ Source: UDIA July 2011.

Brisbane Dwelling Approvals
The Brisbane area is showing a slight increase of 8% in total dwelling approvals for the first half
year of 2011. House approvals showed the biggest decline with unit approvals increasing in this
period.

Source: Midwood Report May 2011.

Sunshine Coast Dwelling Approvals
Further slowing in the Sunshine Coast area with a 6% easing in dwelling approvals for the first
half year of 2011. House approvals showed the biggest decline with unit approvals increasing in
this period.

Source: Midwood Report May 2011.--

Brisbane – Residential Market
According to Property Data Solutions (PDS) from (Apr 09‟-Mar 10‟) and (Apr 10‟-Mar 11‟) large
volume reductions and Median Price slumps across the board (Houses, Units and Vacant Land)
within the inner (BCC LGAS) and outer lying (BCC SD) areas took place.
Housing
Area

Median
House Price
March 2011

Median Price
Growth %
12 months to
March 2011

BCC-LGAS

$520,000

-8

Annual
Volume
Change %
March 2010March 2011
-24

BCC-SD

$450,000

-6

-27

Area

Median Unit
Price
March 2011

Median Price
Growth %
12 months to
March 2011

BCC-LGAS

$389,000

-3

Annual
Volume
Change %
March 2010March 2011
-32

BCC-SD

$365,000

-4

-32

Source: PDS.
Units

Source: PDS.

Vacant Land

Source: PDS.

Area

Median
Vacant Land
Price
March 2011

Median Price
Growth %
12 months to
March 2011

BCC-LGAS

$285,000

-17

Annual
Volume
Change %
March 2010March 2011
-47

BCC-SD

$220,000

5

-41

Sunshine Coast – Residential Market
In 2009 the residential market declined dramatically, although recovered somewhat towards the
end of the year. The market compressed through 2010 with a shrinking of volume and sale price
across the board (Houses, Units and Vacant Land) which has continued through 2011.
Housing

Source: PDS.

Area

Median House
Price
March 2011

Median Price
Growth %
12 months to
March 2011

SSC REG

$455,000

-9

Annual
Volume
Change %
March 2010March 2011
-29

North

$542,500

4

-28

Central
South

$450,000
$445,000

-9
-7

-27
-31

Source: PDS.
Housing Rentals
Rents have increased slightly by $10 each in 3 and 4 bedroom houses with bond lodgements
remaining stable for 3 bedroom houses whilst a large increase (26%) of new tenancies in 4
bedroom houses for the March Quarter 2011 was recorded when compared to the same period
in 2010. This indicates a renting versus owning preference. When calculating the monthly rent
payable ($1,910) on a $440/week rental property this equates to a mortgage of approximately
$261,000 (principal and interest). Looking at the median house prices for the Sunshine Coast
within the tables it is obvious this amount would not amount to a family home within this market.
Therefore, there has been a real shift towards non-ownership of property within the past 12
months.
Mar Qtr 2009

Mar Qtr 2010

Mar Qtr 2011

Rent

Bonds lodged

Rent

Bonds lodged

Rent

Bonds lodged

3 Bed

360

1115

360

992

370

1023

4 Bed
Source: RTA.

420

800

430

761

440

959

Units
Area

Median Price
March 2011

Median Price
Growth %
12 months to
March 2011

SSC REG

$350,000

-12

Annual
Volume
Change %
March 2010March 2011
-28

North

$462,000

2

-29

Central
South

$335,000
$345,000

-12
-23

-28
-26

Figure 5 Source: PDS.

Source: PDS.
Unit Rentals
Weekly rent for 1 bedroom units has declined by 6%, whilst 2 bedroom units have remained
stable and 3 bedroom units increased by $10 a week. Bond lodgements have remained
reasonably stable.
Mar Qtr 2009

Mar Qtr 2010

Mar Qtr 2011

Rent

Bonds lodged

Rent

Bonds lodged

Rent

Bonds lodged

1 Bed

240

217

245

247

230

242

2 Bed

295

930

300

1007

300

1021

3 Bed
Source: RTA.

360

394

360

388

370

367

Vacant land
Area

Median
Vacant Land
Price
March 2011

Median Price
Growth %
12 months to
March 2011

SSC REG

$270,000

3

Annual
Volume
Change %
March 2010March 2011
-53

North

$340,000

0

-53

Central
South

$255,000
$270,000

1
4

-52
-56

Source: PDS.
Disclaimer: While every care has been taken in preparing this material, Smith and Geyer
Property Valuers accepts no responsibility for decisions or actions taken as a result of any data,
information, statement or advice, express or implied, contained in this material.

SUNSHINE COAST - RETAIL MARKET


Expected retail development has decreased dramatically in 2010/early 2011 with just
2,600 sqm expected to complete. This is opposed to an average for the last five years
of a reported 26,700 sqm. Some of the most significant include 27,900 sqm bulky goods
centre at Sunshine Cove anchored by Harvey Norman, while a 20,000 sqm expansion
is planned at Kawana Shoppingworld.



Sub-regional specialty rents for the same period were ranging from $800/sqm $1,150/sqm net face, while neighbourhood centres achieved from $50/sqm - $650/sqm
and bulky goods centres from $200/sqm – $270/sqm.



While there has been very little changed over the past year, increased levels of
incentives have seen effective rents fall by between 5% - 10%. Hastings Street, Noosa
Heads rents were around $2,400/sqm - $3,000/sqm, while Coolum ranged from
$800/sqm - $1,500/sqm and Bulcock Street Caloundra were at between $350/sqm $475/sqm.



Prime Street locations remain in high demand with minimal vacancy, while secondary
locations are less sought after with higher vacancies.



Reduced consumer spending coupled with a downturn in tourism have seen some
stores close throughout the region. Mooloolaba‟s vacancy rate was reported at 8% up
from 6% the previous year, while Hastings Street, Noosa Heads reported a vacancy
rate of 6% up from 3%.



Retail has been the hardest hit property sector during the recent economic downturn,
with major investment activity down by 64% in 2010/11 year from the previous financial
year.



Yields have generally stabilised with sub-regional yields for 2010/early 2011 ranging
from 7.5% - 8%, while neighbourhood centre yields were reported between 7.5% 8.5%. Bulky goods were between 8.25% - 9.5% and the prime retail strips ranged from
around 6.25% - 7%.

SUNSHINE COAST - COMMERCIAL MARKET


At present 3 major buildings are under construction and expected to complete in
2011/12. These are:
1. La Balsa Business Centre on Brisbane Road Mooloolaba (5,900sqm)
2. Scotlyn Fair on First Avenue in Maroochydore (8,600 sqm)
3. The Corporate Centre on Norval Court Maroochydore (3,600 sqm)



Maroochydore currently has a very low vacancy rate at approximately 3%-4%. In such a
tight market new supply is likely and could add over 15,000 sqm of supply.



The commercial office vacancy rate improved over 2010 to sit at 14.2% at January this
rd
year. This was down from a high of 16.3% (3 highest in Australia at one point).



Typical incentives offered for a new 3 year lease would be 2-3 month‟s rent free, which
indicates net effective rents are 5%-10% under the face rents.



This has further improved with Youi Insurance taking up around 3,500 sqm at the Edge
Building Kawana.

SUNSHINE COAST - INDUSTRIAL MARKET


The Sunshine Coast Industrial Market is one which continues to slow with supply
additions for 2010/11 forecast at just 12,900 sqm.



Development activity across the Sunshine Coast is stagnating with many of the smaller
developers having withdrawn from the market.



Centra Park Coolum is 25% built-out, with limited building completion for 2010/11, whilst
Kunda Park Central is 64% built-out with only one building under construction. The
Sunshine Coast Industrial Park Caloundra (78 ha) and the Yandina Industrial Estate (12
ha) are on hold in terms of development activity. A 16 ha site which adjoins the QLD
Governments Sunshine Coast Industrial Park at Bells Creek is the first newly approved
subdivision in over two years.



The industrial land market has been hit hard by the Global Financial Crisis as
developers retreated and owner occupiers and investors became risk adverse.



As a result we saw land values decline in 2009 by up to 20% with similar falls in
2010/11. Values in Caloundra West and Kunda Park were around the $300/sqm $350/sqm, whilst Coolum rates varied between $200/sqm - $250/sqm for smaller sites
with larger sites (1 ha plus) achieving $180/sqm - $220/sqm.



Vacancies for strata units have been high in most areas, leading to a decline in rents.
Effective rents have fallen with incentives of typically one to two months on a three year
lease commonplace in today‟s market. Prime strata face rents are around $120/sqm in
Warana, while Kunda Park and Caloundra were $110/sqm and Coolum around the
$100/sqm.



The economic downturn has seen sales activity significantly reduced, which has lead to
a general yield softening of between 100 and 150 basis points. Having said this, yields
have stabilised throughout 2010/11 with prime yields ranging from 8%-8.5% and
secondary yields at 8.5%-9.5%.

BRISBANE – RETAIL MARKET


Brisbane‟s retail property sector continues to struggle in the wake of the floods and
general economic uncertainty, with rents, yields and values expected to remain flat for
the remainder of 2011.



Retail construction remains sluggish in South East Queensland, which is not surprising
given the growth in retail sales.



The fall in national retail turnover (down 0.5% in March 2011) was driven by
Queensland, which had negative growth of 22.9% growth.



In Brisbane, general national economic uncertainty following the release of the Federal
budget and the tough economic situation overseas, particularly in the US, has been
further exacerbated by the recent floods and a declining population growth rate.
Resultantly, growth in retail spending has been depressed.



Retailers‟ profits and their ability to pay rent have been affected by the depressed
spending environment, and many have been forced out of business.



As always the centres experiencing the greatest vacancies are the older buildings
located in secondary retail locations.



Yields have generally stabilised across the sub-sectors. Brisbane CBD yields range from
6.25% to 7.25%, prime neighbourhood centres with a strong tenant such as Coles or
Woolworths range from 7% to 8%, and well-located convenience centres with a strong
tenancy mix are also achieving yield ranging from 7% to 8%. Secondary yields are
between 8% and 9%, with others above 9%.



Yields for bulky goods centres have ranged from 8.5% to 10.5% and suffered at the
early stages of the economic downturn, in particular those properties over $10 million.
The tighter yields have generally been for well-located properties under $5 million.



With the prevailing economic uncertainty, the possibility of further interest rate rises and
the impact of the Brisbane floods, we anticipate that consumer confidence and retail
spending will remain soft for most of the year. Consequently rents, yields and values for
retail property are expected to remain flat in 2011.

BRISBANE – COMMERCIAL MARKET


The Brisbane CBD office market comprises more than 2 million square metres of
lettable space generally made up of the following components:





Premium grade - 7%;
A Grade - 38%;
B Grade – 41%;
C & D Grade - 14% (balance).



The Property Council of Australia records the overall vacancy at 191,526 sqm or 9.4%
as at January 2011, a 1.8% decrease on vacancy levels 12 months earlier.



With a reported 140,000 sqm of additional space being added to the market in less than
two years, vacancies could get above 11% temporarily but will quickly return to a single
digit.



Net absorption in the Brisbane CBD office market has averaged approximately 35,600
sqm per annum for the past decade.



CBD office absorption jumped to 49,000 sqm annually over the last two years but this is
mainly because of the earlier pre-commitments subsequently taken up.
However, strong CBD employment forecasts by Access Economics suggest more than
7,000 new jobs will be created in the city over the next two years creating an underlying
demand for 60,000 square metres annually over the same period.



Naturally leasing enquiry slowed early last quarter following the Brisbane flooding,
however, that event was quickly put aside, at least in the CBD, and a good level of
enquiry has since returned.



The investment market in Brisbane has had its setbacks over the past 18 months
including an over-supplied office market but these are now behind it and looking
forward, the prospects are very good.



Market yields in the Brisbane CBD as at March 2011 are estimated to range as follows:






Premium Grade - 7.25%;
A Grade – 8.25%;
B Grade – between 8.5% - 9.75%

Capital values in the Brisbane CBD as at March 2011 are estimated as follows:



A Grade - $5,350 - $7,500/sqm;
B Grade - $3,600 - $4,950/sqm;

BRISBANE – INDUSTRIAL MARKET


Brisbane is the smallest industrial market on the eastern coast of Australia.



Industrial property is spread through many suburbs in the greater Brisbane area, but
there is a concentration of property in four main precincts.



The 2010-2031 South East Queensland Infrastructure Plan and Program (SEQIPP)
identifies $134 billion in infrastructure investment for South East Queensland. The
industrial market will be the main sector to benefit under this program with the aim of
providing better access by road and rail around Brisbane and the South East
Queensland region.



A total of 499,948 square metres of Brisbane industrial space has been reported leased
from 99 deals in the year to March 2011. The previous corresponding period, by
comparison, recorded a total of 490,121 square metres of stock reported leased from
95 deals. This represents a 2% increase of space leased from the previous year and an
increase on the five year average of 458,586 square metres.



Over the year to March 2011 a total of 75 sales have been reported with a total value of
$661 million. By comparison over the previous corresponding period $583 million of
activity was reported from 97 transactions.



Prime yields reached the peak of their compression in mid 2007, touching just below
7% and had been easing right through to late 2009 before stabilising early last year.



Prime capital values have declined from their peak in 2007 by between 15% and 20%



Industrial land prices have fallen by as much as 35% in some areas and by 25% on
average since their peak high in 2007 and may still have further to fall in some areas.

CLIENT PROFILE - BANKER

I have been fortunate enough to live on the Sunshine Coast, with my husband Gavin now for
over 11 years after Gavin received a promotion in his job, moving from Bundaberg.
I have been working for Wide Bay Australia Ltd now on the Sunshine Coast for over 6 years and
come from a background in the Finance Industry in Bundaberg for the previous 16 years. I took
the opportunity to advance into the Loan consultant‟s position in January 2007 looking after the
northern branches, Noosa, Tewantin and Cooroy, within the next 2 months I took over the
Southern branches, Maroochydore, Nambour and Caloundra, for the position of Sunshine Coast
Area Loans Consultant. In December last year Andrew Habib joined the Sunshine Coast loans
team, Andrew has worked with Wide Bay Australia Ltd for over 3 years.
Just a little bit about us, Wide Bay Capricorn Building Society was formed in 1979 from a
merger of the Burnett Permanent Building Society and the Maryborough Permanent Building
Society both of which had operated since the early 1960s. From there we merged with several
other Building societies and have been listed on the Australian Stock Exchange since 1994. Our
Queensland branch networks extends from Cairns to Robina, including branch locations out
west, covering the Central Queensland cities like Emerald and Monto etc., and boast
Queensland‟s largest Building Society based north of Brisbane. Working for Wide Bay Australia
Ltd has been rewarding and I particularly like the Personal approach we can provide our valued
clients.
Rae-Lee Curtis

CLIENT PROFILE – AGENT

Luke Carter is one of the Sunshine Coast‟s real estate success stories and is among the most
active and awarded agents in the industry. During his career he has built a strong reputation for
honesty, integrity and „getting the job done‟.
After serving seven years in the Royal Australian Navy and seeing active service in Iraq and
Afghanistan, Luke made the move to a career in sales and has never looked back. With his
discipline and strong working ethics Luke quickly made a name for himself within the Sunshine
Coast property industry. During his first full year in real-estate Luke took out the prestigious
Queensland Rookie of the Year Award for a major real-estate franchise and within three short
years he boosted himself to the number one ranked position here on the Sunshine Coast.
When the time came to expand the Amber Werchon brand to Caloundra Luke was the obvious
candidate, as owner and director Luke became the youngest agency principal in Caloundra and
with his strong leadership and his team of experienced agents Amber Werchon Property
Caloundra has set the bench mark for service and professionalism within the Caloundra
marketplace.
“Our goal is to create a mindset and culture within our staff and management that delivers
exceptional service coupled with superior market knowledge. We will strive to become industry
leaders through innovation, strong leadership, constant review and accountability. We will have
a strong sense of pride for our workplace our peers and our industry.”
Luke Carter

