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Overview
We’ve hit ten years since we started tackling the 
annual Lazy $500,000 theme – and a decade is 
a long time in property. With our 2016 issue, the 
exercise has highlighted the various speeds at which 
Australian property markets have been tracking. 
In some instances, the pick areas for half-a-million 
dollars have not changed, while other markets have 
seen options dry up.

Our experts have once again not only given their best 
advice on where to invest the notional $500,000 
windfall, but also taken a look at their 2015 picks to 
provide a great comparison on their particular area’s 
performance.

Sydney
What can you get for $500,000 in Sydney when the 
median dwelling price is at $782,000 (CoreLogic, 
May 2016) with a 13.1% positive increase in year on 
year values (Corelogic, May 2016)?

If you have an open mind and are willing to 
compromise on at least one of the factors of floor 
space, distance to CBD or age of improvements, 
there are options throughout the greater 
metropolitan area.  

For ease we have divided the city into geographic 
zones and offer the following information.

North
In the northern suburbs of Sydney, $500,000 
doesn’t buy you much at all. Our investigations reveal 
that with that threshold limit, you have the options of 
a semi modern 1-bedroom unit with one car space in 
Waitara, a 1970s 1-bedroom unit with one car space 
in Lane Cove, or if there is some stretch available, a 
smaller semi modern studio in St Leonards without 
a car space. Further up towards the beaches you can 
still only just get a 1-bedroom unit but the closer you 
get to the city, the more likely you’ll have to contend 
with an older complex, dated inclusions, main road 
frontage and no car parking.

This price bracket is generally made up of investors 
and first home buyers, both of which are sensitive 
to price and interest rate movements. The current 
cash rate as at June on hold at 1.75% may impact 
the market but we believe current regulations on 
investment loans will play a larger role in how this 
market performs overall.

South West
The south west property market over the past 12 
months has seen the opportunities to buy into the 
market for sub $500,000 diminish. 

The Fairfield sub $500,000 market is now 
predominantly made up of dated 1960s and 1970s 
low rise 2-bedroom 1-bathroom units, many requiring 
refurbishment or works to common property. 

Rarely available are units in modern developments 
and at this price point, a 2000s built 2-bedroom, 
1/2-bathroom unit in a large high rise complex may 
be available but the limited access to sunlight and 
privacy from the balcony will need to be considered.

The Liverpool sub $500,000 market is mainly 
focused on the unit market which is centred on the 
CBD of this regional town. This is by far the best 
performing unit market for both quality of product 
and city centre location within the south west region. 
If you look towards the future, the Liverpool city hub 
will be the central focus point for living, working and 
entertainment in the south west region with the ease 
of access to the shopping centre, train station and 
schools major attractions for both owner occupiers 
and tenants.

This time 12 months ago we spoke about the potential 
to enter the sub $500,000 in suburbs such as 
Ashcroft, Busby, Miller and Cartwright. In the past 
six months this market has quickly evaporated. 
There is minimal evidence of such sales now and if 
they do appear, they are mainly near land value with 
the improvements usually presented in very poor 
condition and in need of a considerable amount of 
capital outlay to occupy.

Further afield, Campbelltown some 55 kilometres 
from the CBD, still offers plenty of opportunities 
to enter the sub $500,000 for both dwellings and 
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units. Suburbs such as Ambarvale, Airds, Bradbury 
and Englorie Park offer an abundance of choice from 
1970s 2-bedroom low rise units to 1990s 3-bedroom, 
1-bathroom homes on sub 500 square metre parcels. 
These areas can only benefit from future urban 
sprawl.

East
After such strong growth over the past 18 months, 
there is little property in the eastern suburbs that 
can be found in the $500,000 price range other than 
small studios within the CBD and smaller 1-bedroom 
units around the city fringe suburbs of Potts Point, 
Chippendale, Elizabeth Bay and Surry Hills. With low 
vacancy rates and strong yields they still represent 
good investments with rental yields on average 
around 5%. As an example, an art deco style studio 
unit with no car accommodation, updated kitchen 
and bathroom, timber flooring and combined living/
bedroom with a rental estimate of $450 per week, 
sold in Greenknowe Avenue, Elizabeth Bay in May 
2016 for $452,000.

Inner West
Similar to the eastern suburbs this price point 
is limited to studio, 1-bedroom units and very 
modest older style 2-bedroom units with no car 
accommodation. A semi-modern studio unit on 
Parramatta Road, Camperdown with car space and 
currently rented for $425 per week sold in May 2016 
for $490,000. 

Following the railway line, Ashfield, Summer Hill and 
Haberfield have old style 1-bedroom, 1-bathroom 
units that are near to the $500,000 range and still 
providing good rental returns and low vacancy rates 
with the opportunity for capital appreciation if the 
purchaser has access to funds to fully renovate in the 
future.

South
In the St George district, approximately ten 
kilometres to the south of the CBD, $500,000 will 
enable the buyer to extend their options. Modest, 
original, older style 1960s to 1970s 2-bedroom units 
with parking around Bexley, Rockdale and Kogarah 
will achieve average rental returns of $350 to $400 
per week. With vacancy rates low and steady demand 
at this rental band, there are good investment 
opportunities available to those with the patience to 
seek them out. 

Within the Sutherland Shire, the buyer may need 
to extend to $550,000 as this price point will only 
stretch as far as an older style 1970s to 1980s 
1-bedroom unit of around 50 to 60 square metres 
near to the beach in Cronulla. A property on Elouera 
Road, Cronulla, sold in May for $530,000 and is 
described as a 1960s 1-bedroom, 1-bathroom unit 
within a renovated complex with an open car space. 
Renovated internally with a modern kitchen and 
bathroom it included a small balcony and detached 
store room. Expected rental return is approximately 
$400 per week.

On the western fringe of the Shire region towards 
Sutherland, Kirrawee, Gymea and Miranda, entry 
level 2-bedroom units are pushing towards the early 
to mid $500,000s.  With many new developments 
planned along with a refurbishment of Kirrawee 
Village including a new shopping centre and hotel, 
demand for units in this area has been strong 
this past 12 months. A recent May sale in Auburn 
Street, Sutherland, for $502,500 is typical of the 
area. Described as an original 1970s 2-bedroom, 
1-bathroom unit with single garage in an elevated 
ground floor position, the property has an expected 
rental of $400 per week.

There is a level of caution in the 
market regarding the outcome of 
the upcoming federal election in 
early July. 
We believe capital gain in 2016 will be slower than 
previous years although we confirm there has been 
solid price growth in this value band across the 
metropolitan area due to overall supply and demand 
from both investors and entry level owner occupiers. 
A key issue yet to be resolved is the government’s 
proposal for negative gearing changes for investors 
and what the impact of that will be on the local 
market. Foreign investors are also likely to be hit with 
new State stamp duty and land tax charges
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applicable on purchasing property and the impact of 
that cannot be assessed until details are confirmed. 

Last year we touched on a few of the suburbs 
mentioned above which saw good growth over the 
past 12 months with a slight adjustment to the end of 
2015. With strong rental yields they are still a great 
investment to add to your portfolio.

Canberra
The first half of the 2016 calendar year in the 
Canberra residential property market has seen 
linear growth and a further shift in demand towards 
detached established dwellings. While modern 
and centrally located unit stock is available in 
abundance in the sub $500,000 bracket, numerous 
changes in lending criteria for investors, poor 
rental performance and product over saturation in 
particular segments are the main drivers leading this 
shift. When coupled with less than desirable capital 
growth, the market has been responding accordingly.

The lazy half million can still 
achieve reasonably good value 
in both the north and south of 
Canberra.
Two suburbs which highlight this are Ngunnawal 
(Gungahlin region) and Wanniassa (Tuggeranong 
region). $500,000 will secure a 1990s, 4-bedroom, 

2-bathroom, 2-garage home on a 600 square metre 
block in Ngunnawal and a similar home in Wanniassa 
albeit 18 years older and on a larger parcel of land.

With the median house price in the ACT hovering 
around the $560,000 mark, the lazy half million 
doesn’t stretch as far as it used to when chasing 
solid capital growth. Gone are the days of being able 
to crack the inner south or even the Woden Valley 
region, both desired for solid capital performance. 
This is evidenced by several recent sales of vacant 
land (remunerated loose fill asbestos blocks) for well 
over $500,000. 

With the aforementioned regions being prohibitively 
expensive, focus has transferred to the Weston 
region (specifically suburbs geographically close 
to Woden, Waramanga and Weston) with strong 
growth observed in the past 18 months. The market 
has realised this potential and sales of 3-bedroom, 
1-bathroom ex-government stock has increased, with 
new owners electing to renovate and play the waiting 
game.

Illawarra
The residential property market has experienced 
strong growth during recent years with the boom 
commencing in mid 2013. As a result, $500,000 
is not able to buy what it used to. There is a lot 
of construction activity in the Wollongong CBD 
but price increases mean that most 2-bedroom 

units in these well located developments are now 
priced over $500,000. 1-bedroom units would be 
available or alternatively 2-bedroom units in older 
CBD complexes can be purchased for around the 
$400,000 mark.

Moving out into the suburbs and it would be very 
unlikely to find a house available for under $500,000 
in the suburbs north of Wollongong and likewise 
around Shellharbour Village, Shell Cove, Kiama or 
Gerringong. Heading south and it’s common for 
tidy but older style houses to be available for under 
$500,000 in most established suburbs, however 
any modern or recently renovated dwellings are 
now mostly priced above $500,000 even in the 
traditionally more affordable suburbs such as 
Cringila, Berkeley, Dapto, Warilla and Barrack 
Heights.

New build house and land packages are still 
available under $500,000 in new suburbs such as 
Calderwood, Tullimbar and the subdivisions in the 
West Dapto region. Also new townhouses and villas 
are still priced under half a million in the southern 
Illawarra suburbs.

In 2015 we identified Wollongong CBD units and 
houses in Barrack Heights and Warilla as being the 
best buys for under $500,000. We’ve seen strong 
market increases over the past 12 months and there 
hasn’t been a single region or residential property 
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type that has performed poorly in this period. With 
such a small segment of the market now falling in the 
under $500,000 range we expect to see continued 
growth for these properties as they appeal to the 
largest range of buyers including first home buyers, 
investors and doer-uppers.

Southern Highlands 
The market in the Southern Highlands for $500,000 
is limited generally to new units in the townships of 
Bowral and Moss Vale and ten to 15 year old houses 
in the established subdivisions on the periphery of 
town.

Around the $500,000 mark will buy a new 2- or 
3-bedroom unit in the township of Bowral or Moss 
Vale or a ten to 15 year old project home needing 
some work in East Bowral or Moss Vale. Rentals 
are in the $500 to $550 per week range providing 
a good return. In Mittagong, a smaller project style 
home can be purchased for $500,000 in newer 
subdivisions on the outskirts of the township.

Southern Tablelands
The Southern Tablelands still offers choice and 
affordability to potential investors with lower price 
entry levels than the Highlands. Depending on the 
dwelling, land size and quality of the home, between 
$475,000 and $500,000 will buy a new or modern 
home that will rent for between $470 and $500 per 
week. For capital growth, an investor could purchase 

an older style dwelling for between $350,000 and 
$400,000 and renovate. 

We have noticed over the past 12 months that out of 
town investors attracted to the region are purchasing 
multiple residential units or townhouse villa 
properties for between $200,000 and $250,000. 
These rent for between $220 and $300 per week 
providing a premium return when compared to 
traditional capital city rental returns. This market 
continues to show good capital growth. Rental levels 
in Goulburn are steady.

Compared to 2015, the market has generally seen an 
uptick of around 15% in the Highlands and around 
10% in the Tablelands. From our suggestions and 
focus in July 2015, we would consider reinvesting 
into these properties. Value and rental markets have 
improved in our region.

NSW Central Coast
The Central Coast region has plenty to offer both 
owner-occupiers and investors looking to buy at 
around the $500,000 mark.

The northern end of the region probably offers more 
value for money if a more modern style of home is 
needed. Think of Blue Haven, Hamlyn Terrace and 
even the odd property in Woongarrah. These are all 
close to the M1 Freeway and $500,000 will secure 
a single level, 3- or 4-bedroom brick and tile home 
with double garage on an average size land parcel. 

Similarly close to the freeway is Mardi, in some ways 
the unsung hero of the region where a similar buy-in 
will secure a good 3- or 4- bedroom home close to 
the rail station and a regional level shopping centre.

The days of cheap buys are almost 
behind us in the older areas of 
Budgewoi, Halekulani, Buff Point 
and San Remo, but $500,000 still 
buys a lot in these areas and the 
rental returns work well for the 
investor.
Toward the middle section of the region but closer 
to the water are the suburbs of Bateau Bay, The 
Entrance and Long Jetty. These locations all offer 
something different. Only the quick or those on a 
real estate agent’s database are likely to secure a 
$500,000 buy in Bateau Bay, but they do come up 
occasionally. It will probably entail an older dwelling 
with some work required, but Bateau is one for the 
astute to be aware of. When looking at The Entrance, 
a spend of $500,000 gets a 2- or 3-bedroom unit 
with at least lake views and often an ocean view. Just 
be diligent with checking the repairs register though 
as some of the unit complexes here are at the age 
where repairs are needed and requests for sinking 
fund top ups can be hefty at times. Ouch!
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Killarney Vale and Berkeley Vale are good, solid 
suburbs with equally good facilities and a good vibe 
for younger people and families. $500,000 buys 
are becoming limited, but are still around and it is 
our recommendation to look here. Expect an older 
dwelling with 3-bedrooms and room to improve.

As we move down the coast toward the southern 
end, buys at around the $500,000 mark become 
harder. They are still available, but just harder to find 
and we are reminded of the importance of getting 
onto the buyer’s database of a few agents to receive 
information on these properties as early as possible.

If the famous Terrigal is on the radar, then there will 
be a little disappointment here if $500,000 is the 
limit but there are still buys at around this amount - 
usually an older unit or small unit. Even the price of 
vacant land is nearing $500,000 in Terrigal, if you 
can find a vacant parcel that is. 

So to for the fabulous Peninsula locations of Umina 
Beach, Ettalong Beach, Woy Woy and Booker Bay. In 
years gone by, almost everyone had old aunts, uncles 
or grandparents at Umina, but those days are nearly 
gone as the prices being achieved are getting beyond 
this and sadly, $500,000 buys are becoming rare. 
Our records show the odd buy at this level, but these 
are mostly for older villas or houses which are not 
to be ignored in terms of value, but the point being 
made here is that the market is limited at around 
$500,000.

Best buys for around $500,000 on the southern 
end of the coast include Narara, Niagara Park and 
Wyoming. These are good locations which are close 
to services and schools. With the recent strong 
market, these areas have come into their own and 
we are seeing cashed up singles, young families, 
renovators etc moving in. Investors are also well 
advised to look carefully at these areas. We don’t 
see much future infrastructure improvements likely 
in the immediate area, but the Gosford City Centre 
is very close by and notwithstanding we are in full 
federal election mode with a new promise made 
every day, there is action aplenty here in the short 
term with or without the election.

Kariong has for some been the go to area for 
affordability. It is a gateway suburb which adjoins the 
freeway to Sydney. Prices in Kariong have jumped 
and it is becoming harder to secure a sub $500,000 
purchase, but they are still around for those quick 
enough and again, we recommend getting onto the 
database of the local real estate agent. Expect to find 
a reasonably good 3-bedroom home or tidy villa for 
$500,000 which may suit the investor. 

NSW Mid North Coast
In July 2015 we reported that $500,000 may be 
easier to obtain but it certainly didn’t go as far as it 
did the previous year and this year is the same. Port 
Macquarie particularly has limited stock available 
in this price range compared to last year and 

generally only includes properties such as villas or 
units, 3-bedroom dwellings and smaller older style 
4-bedroom dwellings.

Combined with the limited stock and another drop in 
interest rates in early May the market has remained 
buoyant with more buyers than sellers.

There are now limited areas of Port Macquarie where 
these sub $500,000 properties can be found for 
purchase. Areas include Flynns Beach, Clifton and 
the outer western fringes of the township. Dwellings 
in this price bracket are becoming rare within other 
areas of Port Macquarie and are therefore being sold 
very quickly whenever they come on the market. 

Rents have eased slightly, however current high 
demand is evident around the CBD, hospital and 
Charles Stuart University areas. We note that 
there are several student accommodation style 
developments currently under construction within 
these areas and once complete, will provide good 
supply and therefore rental growth may slow.

We consider the following areas as solid investment:

•	 Good quality older villas or lower end villa 
complexes, consisting of two villas sold as in one 
line, have been popular with investors producing an 
almost positively geared return. 

•	 3- or 4-bedroom older homes on the eastern side 
of Port Macquarie or near the CBD, around the 
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$450,000 to $550,000 mark, are also producing 
good returns in most instances and have excellent 
potential for future capital growth.

•	 New house and land packages in the outer and 
western regions of Port Macquarie and nearby 
towns and villages can be purchased between 
$450,000 and $550,000. While theses dwellings 
are not located within the main stream capital 
growth area, tax depreciation is making up the 
shortfall for the prudent buyer.

Port Macquarie on the mid north 
coast still has the highest rates for 
capital growth and rental returns. 
The smaller regional and coastal towns and villages 
have also showed signs of slowing with properties 
remaining on the market longer and purchase prices 
not being achieved. However rental returns for the 
above areas remain firm with limited vacancies. 

Newcastle
Well it seems that another year has passed and the 
question of what will $500,000 buy you in Newcastle 
and surrounds has come around again. The past year 
has seen an influx of Sydney and overseas buyers 
calling Newcastle home, well at least, the address 
is here. For whatever purpose, whether it be an 
investment, to reside in or just a place to park money 

for a bit, the activity has driven prices up in this once 
coal driven city.

The first home owner market is still thriving with 
young Australians continuing to pursue the dream 
of owning their own home and with government 
incentives still available for home and land packages, 
Morisset ticks a lot of the boxes - close to the M1 for 
Sydney commuters, within half an hour of major 
shopping at Tuggerah and Glendale, an array of 
builders and still under the $500,000 mark. The 
downside is that blocks are smaller than average, 
and you’ll get to meet you neighbours regularly when 
you’re hanging out the washing, so ideal for young 
families.

Closer to Newcastle and if investment or down 
sizing is the intention, then look no further than 
Mayfield. Mayfield has that inner city vibe without 
the inner city price tag. A neat and tidy 3-bedroom, 
2-bathroom home fetches a modest sale that is close 
to amenities and transport. If you play your cards 
right, you could even have enough change for a cup 
of fancy coffee at one of the new cafes on the main 
drag. In some cases you could even get some cake to 
go with it.

One of Lake Macquarie’s hidden gems is Jewells. 
A purpose built suburb in the 1970s, most homes 
are brick and sturdy due to the design covenants 
enforced at the time of construction. What that 

means now is that a solid family home is pretty much 
ready to move into after a lick of paint and a trailer 
load of agapanthus from nearby Bunnings. Jewells 
has seen growth of around 26.3% in the past year, 
so you need to be quick because that ship has almost 
left the dock. 

If investment is your goal, then land is a quick way 
to make a profit. You could even buy two blocks and 
on sell if you don’t intend to build. There are parts 
of Nelson Bay that are worth considering - West 
Wallsend, Gillieston Heights and Cessnock are all on 
target for further investigation and due diligence. 
So wind your windows down, take a drive, absorb 
the vista and get your cheque book ready. Happy 
hunting.

NSW North Coast
Little has changed from 12 months ago in terms 
of what one can score with a lazy half a million. 
However, the mixture of product may have varied 
slightly, particularly in the more regional areas within 
the Richmond Valley and Kyogle Council areas.

In a lot of ways it resembles a typical poker hand. For 
example, consider the five of a kind:

•	 Five $100,000 (or less) vacant steep timber 40 
hectare bush blocks in the rural localities of Drake 
or Tabulam; or

•	 Five $100,000 standard vacant residential blocks 
in Casino or Kyogle. Relatively flat but may ask 
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slightly more than $100,000 individually, so a 
package deal of say five at the nice round figure of 
$100,000 each would be hard for a vendor to pass 
up in the current subdued market.

Alternatively, secure a nice 3- to 4-bedroom, 
2-bathroom house with a garage for around 
$300,000 to $350,000 and throw in another vacant 
residential block at $100,000 to $120,000.

There are not too many residential properties 
within Casino or Kyogle that would use up the whole 
$500,000 in one transaction, however, those that 
do usually deliver the full quota of features from 
air-conditioning, good quality appointments, pool, 
established landscaping or full renovation of an older 
style character home.

For those inclined towards a more rural residential 
setting, there are opportunities to use a substantial 
part of the $500,000 to acquire established 
properties of modern 4-bedroom, 2-bathroom 
homes with double garages in close proximity to the 
town centres of Casino and Kyogle. Typically, such 
properties would comprise lots ranging in size from 
4,000 square metres to five hectares.

Semi remote rural localities with properties on 
lots from 40 hectares to 100 hectares may still 
be purchased under $500,000 and provide 
semi modern homes with established ancillary 
improvements, however distance and maintenance 

of the land are factors that any potential purchaser 
must consider.

Within Lismore city, the lazy half million is somewhat 
more restricted in its purchasing power, however, 
opportunities are still available. Good quality level 
vacant residential lots are around the $200,000 
mark in the new, developing residential estates, so 
buy two and possibly use the remaining $100,000 
as a $50,000 deposit for a house to be built on each 
of the lots, or purchase one of the steeper vacant 
blocks for around $100,000 (just keep in mind that 
your building costs will rise significantly).

It should be relatively easy to find two residential 
house properties for around $250,000 each, 
however they are likely to be located in a flood prone 
area, need some cosmetic attention or front a busy 
road.

There are a number of 2-bedroom, 1-bathroom, 
brick and tile residential units with single carports 
available within reasonable proximity of shopping 
and educational facilities in Lismore city which have 
an expected price range of $130,000 to $170,000 
and attract a rent of around $175 to $200 per week.

Failing that, and if you so wish, $500,000 would go a 
long way to fully or near fully acquire or brand new 4- 
or 5-bedroom, 2-bathroom, double garage residence 
in the modern residential estates of Goonellabah or 
Lismore Heights (where most of the new build action 

is) with pool and established landscaping. The rental 
assessments can vary widely depending on features, 
but expect something in the order of $450 plus per 
week.

At present, even with the record low interest 
rate levels, the future of any significant price 
improvement is not generally clear or warranted as 
there is still the overriding climate of that old age 
concern....”is my job secure?”.Therefore, don’t expect 
any significant rapid sales activity any time soon.

The Clarence Valley
Further to the south in Yamba, $500,000 does not 
get you as close to the beach as it did 12 months 
ago where the June 2015 entry point was for a circa 
1980s canal home or an older circa 1950s dwelling 
close to the beach. Entry point now is in a modern 
4-bedroom, 2-bathroom modern dwelling in Yamba’s 
residential estates located west of Yamba town 
centre. However, a 3-bedroom, 2-bathroom strata 
townhouse complex by the beachside is still within 
reach and includes resort facilities and holiday rental 
income. In Yamba the $500,000 and above market 
is driven by steady interest from the capital cities 
due to the town’s good proximity to proposed large 
infrastructure developments such as the Pacific 
Highway.

In the region surrounding Grafton, $500,000 is 
considered to be in the premium residential range 
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and has stayed pretty steady in comparison to 12 
months ago. Properties may include large residential 
grazing cattle farms of over 50 hectares to modern 
quality built residential dwellings on acreage parcels 
close to Grafton. 

Byron Bay/Lennox Head/Ocean Shores
There is little that can be purchased in or around 
Byron Bay or Lennox Head for a lazy half million 
and your money will take you only as far as a basic 
2- or 3-bedroom townhouse or villa located just 
west of Byron Bay township in the Sunrise Estate. 
Lennox Head has even less to offer and you would be 
lucky to see a duplex unit on the market for around 
$500,000. Buyers around Byron Bay and Lennox 
Head will almost need a lazy $700,000 to enter the 
market.

A lazy half million will be easier 
to spend in Ocean Shores where 
a semi-modern to modern 
3-bedroom house can be 
purchased around the $500,000 
mark. There has been relatively 
little change in the past 12 months 
in Ocean Shores.

Ballina/Alstonville
The options of what $500,000 can get you are 
somewhat limited and more so than 12 months ago. 
Finding a house in West Ballina or Ballina Island is 
becoming more difficult and similar to 12 months ago, 
you will need to settle for a circa 1970 to 1990 2- or 
3-bedroom unit if you wish to be close to the beach. 
There are still opportunities to purchase a house 
in Alstonville or Wollongbar around the $500,000 
mark. The other alternative is to purchase land in 
an Alstonville or Wollongbar residential estate and 
build a project home. This can still be done in Ballina 
(Ferngrove and River Oaks Estate) and Cumbalum 
(Ballina Heights), however a basic project home is 
really all you will get for your lazy half million.

Coffs Harbour
Approaching the half way mark of the year with 
record low interest rates and consumer confidence 
back sees the market remaining strong with 
increases in values being experienced through 
several sectors of the market. 

Buyers in the $500,000 bracket can expect to 
purchase good quality five to 20 year old 3- or 
4-bedroom, 2- or 3- bathroom homes on varying 
size sites located within two to three kilometres of 
the Coffs Harbour CBD and local beaches. Standard 
new project style 4-bedroom, 2-bathroom homes 
range between $450,000 and $550,000 in the 

smaller central Coffs estates and southern suburbs 
of Bonville and Boambee East. The more modern 
upmarket estate known as The Lakes at North 
Boambee Valley (two kilometres from the CBD) starts 
at around $500,000 for new 4-bedroom, 2-bathroom 
homes.   

If you are after more bang for your $500,000, the 
older established areas south of Coffs Harbour at 
Boambee East and Toormina will get you a five to 
30 year old larger better quality 4- to 5-bedroom 
home with double garage and pool. Traditionally 
these areas are of a more modest standard with 
values in the $300,000 to $450,000 range. These 
areas are well located close to the Pacific Highway 
for access north and south and are also located 
within two to three kilometres of the popular Sawtell 
Beach and shopping precinct. The major shopping 
centre at Centro Tormina is underpinned with K-Mart, 
Woolworths and Coles. Schools include primary and 
public high schools plus nearby St Josephs College 
and Southern Cross University.  

The older homes within the northern beaches 
suburbs of Korora, Sapphire Beach, Moonee 
Beach and Emerald Beach have always been solid 
investments in the $500,000 to $600,000 bracket 
which buys 20 to 30 year old properties of good 
size located close to beaches and not far from major 
facilities in Coffs Harbour. 
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One area to watch is the beach side township of 
Woolgoolga, 30 kilometres north of Coffs Harbour. 
A traditionally strong agricultural area with good 
infrastructure, the recent bypass upgrade of the 
Pacific Highway and opening of Woolworths shopping 
centre only adds to the appeal. Look to the southern 
side of Woolgoolga at Sandy Beach for the cheap 
beachside properties. Price points are generally 
under $450,000 for one to 30 year old homes 
of modest construction, with esplanade position 
properties going between $500,000 and $650,000. 
This area is still under developed with easy access to 
Woolgoolga and Coffs Harbour. The recent purchase 
of a large beachside development site will see 
substantial future residential development taking 
place which will lead to better infrastructure.  

The Coffs Coast locality saw little capital growth over 
the GFC period, however the past 12 to 18 months 
has seen the market bottom and the start of the 
recovery. Traditionally we have not experienced 
the high levels of capital growth of the major cites 
due to the fairly low economic base within the 
region. Limited job opportunities does put a cap on 
the growth experienced in the mid to upper price 
brackets, while the majority of growth is centred 
under the $500,000 mark. 

Bathurst/Orange
$500,000 still makes a large percentage of the 
residential market available to a buyer and continues 
to be a significant price point. The majority of new 
4-bedroom homes continues to be sold for less 
than this amount, although the proportion between 
$450,000 and $500,000 is increasing. This may 
be a reflection of the limited growth in incomes in 
the region, as they are reported to be across the 
Australian economy. This affects borrowing capacity 
which in turn determines what money is available 
in the market. This has more weight in the local 
market given that the region is not as sought after by 
wealthy migrants or overseas investors, except in the 
field of agriculture. The upside of this is a relatively 
stable market that has seen some increases over 
the past 12 months. Investor activity has increased 
with investors chasing yields not available in Sydney, 
particularly as they may be able to purchase two 
properties for $500,000 instead of one.

If house prices are looked at in terms of years of 
average income, then $500,000 is a significant 
point above which mortgage stress is likely to be felt 
keenly by people on average incomes. If we consider 
that the median sale price for the region is between 
$300,000 and $400,000 then we can say that 

the region does not have an affordability problem. 
Having said that, it is unlikely to be enough for a few 
acres on the fringe of town. Such properties continue 
to enjoy strong popularity and are considered to 
be aspirational properties for a large percentage 
of the market. Such properties also benefit 
disproportionately from Sydney tree changers.

Land values for well located central 
properties have increased more 
than the average if recent sales of 
such properties for redevelopment 
are used as a guide. 
Our advice would be to find the area that has 
the most builders’ signs, indicating a renovation 
or redevelopment, and see what is available for 
under $500,000 in that area. Investigating Council 
approvals may be a more targeted approach.
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Melbourne
CBD, City Fringe and Inner to Middle East

The residential market in Melbourne and inner 
eastern suburbs has remained steady over the 
2015/16 financial year, however recent restrictions 
on money leaving China and foreign investors 
borrowing in Australia has created some uncertainty 
in the market. With some banks stopping lending 
to foreign borrowers, the apartment market has 
begun to flatten and there are concerns about 
oversupply with an excess of 10,000 apartments 
to be completed within the city of Melbourne in 
2016/17. $500,000 will not buy you a lot of housing 
within the CBD or the inner east, however there are 
some options. $500,000 in the Melbourne CBD can 
get you a 2-bedroom 1-bathroom apartment with 
a car space. A little further out in the city fringe, 
you can comfortably get a 1-bedroom 1-bathroom 
apartment with a car space for under $500,000. 
Further out, for under $600,000 you can get a good 
sized 2- to 3-bedroom unit in Box Hill or Blackburn 
in Melbourne’s middle east. We have been unable to 
find a single sale of a detached dwelling in the Inner 
to middle east under $500,000. It is unlikely that 
these types of properties will still be available at this 
price point in the short to medium term. A rental 
return between 4% and 5% is likely for CBD and 
between 3% and 4% in the inner to middle eastern 
suburbs.

1710/83 Queens Road Melbourne, Vic, 3004 – Sold 3/3/16 
$475,000 Source: rpdata.com

10/1 Via Media Box Hill, Vic, 3128 – Sold 20/2/16 $600,000 
Source: rpdata.com

Outer Eastern Suburbs
Within the outer eastern suburbs, $500,000 can in 
general enable investors to purchase either a 2- or 
3-bedroom house with a rental yield between 3.5% 

and 4%. In Bayswater for example, a 2-bedroom 
house can be purchased for on average $456,000 
(www.realestate.com.au) and achieve a weekly rental 
of $310 per week. Similarly, Boronia and Moorolbark 
still have 2-bedroom houses with an average selling 
price of $482,500 and $462,500 respectively. In 
comparison, in the newly established Harcrest Estate, 
located in Wantirna South, sub-400 square metre 
lots are selling for just below the $500,000 mark or 
$1,300 per square metre.  

For investors looking to benefit from higher returns, 
Monbulk which has an average purchase price of 
$500,000 is perhaps one of the more profitable 
options, with average rental yield of 4% and demand 
for properties remaining high.  The reason for this is 
the generally lower supply of properties available in 
the suburb as well as its reputation as a leafy family-
friendly suburb, also popular with retirees.  

Units are perhaps another area to consider for 
investors wanting to strong arm their way into 
suburbs which have arguably a better location 
and are closer to amenities and access to public 
transport.  For example, in Croydon, unit and 
townhouse prices are on average $465,500 and 
rents achieved approximately $350 per week, 
resulting in a gross yield of 3.9%.  However, once 
service charges and other costs are taken into 
consideration, this figure is likely to be somewhat 
reduced.  Units in Ringwood are also on average 
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selling for $500,500 and rent for $343 per week.  
Given the extent of development that has taken place 
within the suburb in recent years, most notably the 
redevelopment of Eastland Shopping Centre and the 
train station, investors may regard this as a good 
investment for future capital growth, especially with 
annual growth for units for the period 2014-2015 
being 10.6%.    

Western Suburbs
There has been continual demand for land and 
new houses in the outer south western region 
of Melbourne. Areas such as Truganina, Tarneit, 
Wyndham Vale and Werribee are providing first 
home buyers with relatively affordable properties. 
In May 2016, RP Data reported the median house 
sale price in Truganina was $450,000, Tarneit was 
$410,000, Wyndham Vale $359,500 and Werribee 
was $352,250. First home buyers with a budget of 
$500,000 will find these areas highly desirable as 
$500,000 can buy you a 4-bedroom house. Although 
these suburbs are located between 27 and 36 
kilometres from the Melbourne CBD, nearby railway 
stations provide access to the surrounding suburbs 
and Melbourne’s CBD. 

Closer to the CBD on the western city fringe, 
Footscray and Maidstone provide affordable 
options for first home buyers to enter the market 
for a budget of $500,000. In May 2016, RP Data 
reported the median unit sale price in Footscray 

was $395,000 and Maidstone was $320,000. These 
areas provide good transport links to the Melbourne 
CBD and are growing in popularity. 

Northern Suburbs
Buying property in the northern suburbs of 
Melbourne for $500,000 or less depends heavily on 
proximity to the CBD. For detached dwellings in the 
inner suburbs such as Brunswick, Brunswick East, 
Northcote and Thornbury, it is almost impossible to 
buy under $500,000. Apartments on the other hand 
become more affordable. 

Newly built, 1-bedroom, 1-bathroom apartments 
with one car space can be purchased for under 
$500,000. Apartments in the partly complete 
Ettaro development (pictured) on Brunswick Road 
in Brunswick East have been sold off the plan for 
around the $400,000 mark. The development 
comprises 400 apartments with a mix of 1-, 2- and 
3-bedrooms and offers great common facilities such 
as a swimming pool, bowling green and outdoor 
cinema. 

Unit median prices:

•	 Thornbury - $455,000
•	 Northcote - $495,000
•	 Brunswick East - $524,500
•	 Brunswick - $495,000

Outer northern suburbs such as Broadmeadows, 
Meadow Heights, Roxburgh Park and Craigieburn 
offer an array of detached dwellings for under 
$500,000.  The median house prices in these 
suburbs are all under $500,000, however the quality 
of property is generally low. New housing estates 
in Craigieburn, Mickleham and Greenvale offer the 
purchaser the opportunity to own a new house for 
under $500,000. This is appealing to first home 
buyers and to purchasers who are searching for 
more space for their money. For investors, properties 
in the outer suburbs could see more growth as new 
infrastructure such as schools and public transport 
are constructed. 

For detached dwellings in the inner north, the 
entry-level price point is between $600,000 and 
$700,000. At this price, you can purchase a rundown 
dwelling on a small parcel of land. On 27 February 
2016, 20 Beith Street, Brunswick (pictured), sold for 
$650,000. The dwelling was hardly liveable and was 
situated on a 141 square metre piece of land. 
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Source: rpdata.com

South Eastern Suburbs
If you are willing to sacrifice proximity to the city 
then head to the outer south east. $500,000 will get 
you quite far. Suburbs such as Cranbourne, Officer, 
Pakenham, and Clyde North provide many options for 
buyers with a $500,000 budget. 

In these suburbs this budget will cover a newly built 
4-bedroom home on roughly 500 square metres of 
land in one of the newly released estates. 

A new wave of double-story townhouses on smaller 
blocks in Cranbourne is just starting to hit the 
market. One of these will set you back around 
$350,000.

Original double-brick dwellings in Frankston North 
have seen growth over the past six months and 

$500,000 will buy you plenty of house on a decent 
sized block, with close proximity to the beach.

Between Hampton Park and Langwarrin there are 
plenty of opportunities to purchase either a house, 
townhouse or parcel of land in this price bracket.

Echuca
The lazy half a million buys a very good standard 
residence on a standard block in most of Echuca and 
Moama and those shopping around are even likely to 
find ancillary improvements such as a pool and sheds 
depending on how much quality they are prepared 
to trade off. While the rental market has been a little 
slow, whether this is seasonal or a consequence of 
building supply coming on line to cater for tighter 
rental markets over the past 12 months is hard to tell 
though the market typically tightens up coming into 
spring when new people are coming to town and are 
on the hunt for reasonable accommodation.

Mildura
When we last tackled the question of how best to 
invest $500,000, we suggested buying a pair of 
3-bedroom dwellings. This advice is still considered 
sound.  The median house price in Mildura is 
around $250,000.  For this price it is possible to 
buy a 3-bedroom brick dwelling, probably with only 
1-bathroom, that might now be 20 years old and with 
a dated appearance.  

We suggest concentrating on one of the better 
parts of Mildura or the well regarded satellite towns 
of Irymple, Buronga or Gol Gol. These towns are 
within 8 kilometres of Mildura and generally track 
house values in Mildura.  In one of these towns, 
$250,000 might get a similar age dwelling, but with 
2-bathrooms.

In the past 12 months the balance of supply and 
demand for rental accommodation has evened 
out, however vacancy rates are still low and gross 
yields have stayed at around 6%. The houses at 
this price bracket will most likely now be more than 
20 years old and so some upgrading will eventually 
be required. For this reason, we recommend that 
investors ensure that, where possible, they hang on 
to some funds to allow a cosmetic upgrade at some 
future stage, and ideally prior to any future sale.

Values in Mildura have remained stable over the 
past 12 months and while we aren’t forecasting any 
significant capital appreciation in the short term, 
we also expect that values will hold at least at their 
current levels. Some of the key local agricultural 
industries are enjoying stronger returns and this is 
expected to help underpin the local economy.
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Brisbane
As we’ve said before, although Brisbane is the good 
husband of capital-city property – solid, safe, reliable 
but fairly unexciting – it has generally failed to fire at 
the level expected by most since 2012.

The problem appears to be a continued lack of 
confidence with the deflation of the Queensland 
mining boom casting a grey fiscal pallor across the 
capital city. Employment is still reasonably soft and 
our really hot, hot, hot property years have always 
come on the back of increased interstate migration – 
and that’s still refusing to take off.

For this reason, last years choices of property at 
this price point are still applicable in many instances 
today, and worthy of consideration once more.

Of course, while this says the market has been flat, 
there’s a silver lining amongst these musings – it’s 
that Brisbane’s CBD-accessible suburbs remain 
relatively affordable.

For Brisbanites, anything outside the 10 kilometre 
radius is a bit of a trek into town, but of course spend 
a few years in Sydney (or London or Tokyo or any 
other international city), and you begin to get the 
idea that 10 kilometres is actually less than a serious 
jog for a fun runner. Of course, heading up to 15 
kilometres breaks open the affordability, while only 
adding a touch more driving for the commuter.

For dwellings outside 14 kilometres of the CBD, 
Algester has been one suburb that’s seen more 
interest in recent times partly due to the flow on from 
increased prices in Sunnybank Hills and Runcorn in 
the past 12 months. Algester also sits reasonably 
close to our pick suburbs from last year’s Lazy 
$500,000 issue – Eight Mile Plains and Runcorn.

On the north side last year, we picked Brighton, 
Sandgate, Deagon, Boondall, Taigum and Bracken 
Ridge to find the sub-$500,000 stuff and a keen 
eye could still find detached housing options in this 
bracket and at these addresses.

On the bayside, suburbs such as Redland Bay are still 
sub-$500,000 and there is a good level of interest, 
which bodes well for the medium term.

Looking further afield in the south and suburbs like 
Marsden, Woodridge and Logan offer heaps of value 
with plenty of property around $300,000. These 
suburbs continue to appeal to investors at present 
given rents for highset 3-bedroom, 1-bathroom 
homes are approximately $360 per week at this price 
point – so yields are healthy.

Older style 2-bedroom, 1-bathroom units in 
Greenslopes and Coorparoo are still below $500,000 
– actually most are closer to the $400,000 mark. 
This isn’t much of a change from last year when we 
were saying the same product could be found in the 
high $300,000s. So if you’d followed our call from 

last year, you’d have made a few thousand dollars in 
equity and still have the prospect of more growth in 
the medium term. These suburbs appeal with good 
facilities and reasonable access to the CBD, although 
rental yields are staring to tighten and may continue 
to do so – particularly with Coorparoo Square due for 
completion in the next 12 months.

Last year we were warning investors in our loudest 
possible voice to be extremely cautious of off-the-
plan unit stock – and we’ve been proved correct. We 
continue to say that it’s a brave investor who takes 
a punt on this sector at present in oversupplied 
suburbs. If you are anywhere near considering this 
type of property, please give our office a call and 
commission some independent advice before you 
sign on the dotted line.

Toowoomba
As the Toowoomba market looks set to continue 
to soften into the second half of 2016, the sub 
$500,000 price bracket remains the most active as 
it attracts investors, owner-occupiers and renovators 
alike. 

Toowoomba’s median house price sits marginally 
below that of the previous year at $363,000 with 
reduced sale volumes also recorded. Of all dwelling 
sales recorded in 2016 to date, approximately 41% 
were between $300,000 and $400,000 while sales 
over $500,000 only constituted approximately 
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18%. Therefore despite reduced volumes, the 
sub $500,000 price bracket which comfortably 
encompasses the median price remains significantly 
more active than higher price points. 

At the $500,000 price point there is a broad range of 
properties available. The sales below are examples of 
contrasting property types that have recently sold.

The property below sold for $499,000 in February 
and is a 3-bedroom, 1-bathroom, renovated colonial 
dwelling in East Toowoomba.

East Toowoomba – source: rpdata.com

In contrast, this Middle Ridge, modern, brick, 
3-bedroom, 2-bathroom property below sold for 
$505,000 in February. 

Middle Ridge - Source: rpdata.com) 

As for rental demand, Toowoomba’s vacancy rate is 
at 3.7% which is almost double that of previous years 
and accordingly, there has been a parallel weakening 
of rental values. Despite this, sub $400 per week 
rentals have continued to see a relatively stable level 
of enquiry. 

Overall, despite the softening market conditions 
there is likely to be continued demand across the 
board for properties for sale below $500,000 and 
it is predicted that the owner-occupier dominated 
suburbs such as East Toowoomba, Middle Ridge, 
Kearneys Spring, South Toowoomba, Mount Lofty, 
Darling Heights and Rangeville will continue to record 
a more stable growth pattern than new investor 
driven developments across Toowoomba’s western 
suburbs. 

Gold Coast
In our lazy $500,000 edition of 2015, we opened 
with…

“Across the southern Gold Coast and in northern 
New South Wales there are opportunities for 
investors and owner occupiers to purchase property. 
The areas with the greatest demand are Burleigh 
Waters, Miami, Palm Beach, Elanora, Salt and 
Casuarina. The suburbs previously mentioned are 
well located to amenities and the beach. The areas 
should offer reasonable growth if held for the long 
term.”

This has certainly proven to be true. Prices within 
each of those suburbs have increased strongly over 
the past 12 months, albeit most of the growth was in 
late 2015 as opposed to recent months.

We have split the Gold Coast to give a broader 
perspective from our professional valuation staff as 
follows:

Central Gold Coast
Purchasers are spoilt for choice along the coastline 
suburbs for properties under $500,000, however, 
they’d better like units. Houses within five kilometres 
of the beach typically sell for over $500,000.

The options will vary from new 1-bedroom to old 
(1970 to 1990) 2- and 3-bedroom walk-up units and 3- 
or 4-bedroom townhouses (1990 to 2007). 
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Buyers need to be aware of body corporate costs, 
sinking fund balances and any extraordinary works 
programmed.

In this price bracket, 2-bedroom units at Mermaid 
Beach would be a property our valuers recommend 
due to the beach being no more than 150 metres 
away, Pacific Fair’s recent upgrade and the lively café 
and bar scene.

Northern Corridor
While there are many options available to purchasers 
with $500,000 to spend in the northern corridor 
growth suburbs of Pimpama and Coomera, if looking 
to invest money of my own, I’d be looking at more 
central Gold Coast areas in close proximity to the 
beach. This is partly due to the vast amount of new 
stock currently being developed or scheduled for 
development, as well as the over inflated prices 
charged for house and land packages which are the 
most common property type in this area. 

If one was adamant about investing in these suburbs, 
it would be suggested to purchase a circa 2005 
to 2010 built 4-bedroom, 2-bathroom dwelling in 
Coomera in close proximity to the proposed Coomera 
Town Centre. These properties typically sell for circa 
$400,000. This is generally less than the as new 
purchase price of the combined vacant land contract 
and building contract and offers reasonable value for 
money. The completion of the Coomera Town Centre 

would potentially see an uplift in values in the closely 
surrounding suburbs. 

Western Central Gold Coast
With $500,000 to spend, the suburbs of Carrara, 
Nerang, Pacific Pines, Oxenford and Maudsland are 
well worth consideration. At circa $500,000 one can 
purchase a 3- or 4-bedroom, 2-bathroom dwelling 
with double lock up garage on a 500 to 800 square 
metre residential allotment. Most homes in this 
price point will be around ten to 15 years old and 
in reasonably close proximity to amenities, public 
transport and the M1. The older dwellings may also 
have swimming pools. In the suburbs of Oxenford, 
Maudsland and Pacific Pines properties may be 
located in secondary or older estates.

Rental returns for these properties generally range 
between $420 and $550 per week with local agents 
reporting a tight rental market. Values in these areas 
are expected to increase over the long term although 
not acutely. Strengthened land values appear to be 
underpinning sale prices. Local agents continue to 
report a shortage of listings. Anecdotally, transaction 
numbers appear to have slowed, possibly due to 
tightening in conditions for investors (ie. increased 
interest rates for investors).

Modern duplex units in Pacific Pines, Oxenford and 
Maudsland comprising 3-bedrooms and 2-bathrooms 
tend to be selling in the high $300,000s to early 

$400,000s showing a steady increase. Making 
these properties attractive to owner occupiers and 
investors alike is the virtual lack of body corporate 
and attractive rental returns. Rental returns tend to 
reflect $350 to $420 per week depending on age, 
condition and position. 

It is expected that under current market conditions, 
the above property types will continue to hold their 
value and increase. If and when interest rates rise, 
property values may weaken potentially reducing 
price point entry by 5% to 10%.

Last year’s predictions performed per expectation 
albeit investor numbers have softened. People may 
be holding back from buying until the federal election 
although it remains to be seen how much change 
there will actually be. 

Northern Coast (Hope Island/Helensvale)
$500,000 will buy an investor or home buyer a 
decent product. Duplex units and townhouses sitting 
in the rough range of say $280,000 to $440,000 
have been showing good capital gain. Low rise units 
have not been performing as well as other property 
market segments. $500,000 will buy a decent 
single detached dwelling in good areas (three sales 
examples provided).

Positive areas to watch are Holywell, Parkwood (west 
side) and Coombabah.

Month in Review
July 2016

R
es

id
en

ti
al



39

Values have recently improved with rent to purchase 
ratios going into decline. Values are now back to and 
above the market peak of 2007 (prior to the Global 
Financial Crisis). There has been a bit of a market 
slow down possibly attributed to the upcoming 
federal election.

Detached dwellings still appear 
to be a better investment than 
units with agents reporting 
investors buying dwellings for land 
banking purposes in areas such as 
Labrador and Southport. 
These areas have possibly peaked for shorter term 
consideration. Investors in this case are looking for 
properties with higher density development potential 
for example duplex approved sites with dwellings that 
provide some holding return.

Looking back at last year’s predictions for Hope 
Island and Helensvale this area soared in land 
values. 18 months ago vacant land sales were slow 
and few. Now there is a vacant land shortage for 
residential sized allotments. Detached dwellings in 
this area have increased by as much as 20% (valuer’s 
estimate).

Southern Gold Coast/Tweed Shire
With $500,000 to spend, areas such as Banora Point 
near the Queensland and New South Wales border 
will appeal to both investors and owner-occupiers 
for reasonable value product. There are a number of 
small lot houses and detached duplex units in the 

area which sell in the $450,000 to $500,000 range 
which were constructed circa 1995 to 2005 and 
provide accommodation generally of 3-bedrooms, 
2-bathrooms and a two car garage. 

Rental properties are scarce in Banora Point and 
always very sought after according to property 
managers in the area.

Improved market conditions and value levels have 
lowered the yields available, however rents have also 
improved in recent months. 

If one was adamant about investing in Banora Point, I 
would suggest that a single level, low set duplex unit 
with 3- bedrooms, 2- bathrooms and two car garage 
in the $400,000 range would be a good investment. 
There is an elderly population in the Banora area 
with low maintenance product being highly sought 
after and the rental returns are generally slightly 
more attractive to an investor than that of a high set 
dwelling.

Typically, a 3-bedroom, 2-bathroom attached duplex 
unit with a value in the vicinity of $400,000 would  
achieve a rental return of $430 to $450 per week.

Sunshine Coast
The question of where to park a lazy $500,000 
always remains somewhat challenging, especially 
given the fact that early and easy capital growth is 
very difficult to come by. This is a price point that is 
also very competitive in the market.

Beach side properties that provide a modest home 
with a higher value land component is still a good 
pick. However, you should be quite selective and 
along with being prepared for a long term hold. The 
gains are not likely to be so easily won over within the 
next 12 months. There are little to no new beachside 
estates in the pipeline therefore leading to these 
properties not being easy to replicate. This is one of 
the reasons why this product seems so appealing to 
us. 

The other options we believe continue to have 
some legs are the rural residential markets in and 
surrounding the hinterland townships. The market 
is still yet to recover and remains fairly soft. There 
is an ability to purchase these properties at below 
replacement costs which has to hold you in good 
stead for the future. The future upside magnifies 
if you can afford to get into the $700,000 to 
$800,000 range where you really do get a lot of 
home for your money.

Units in small complexes with low body corporates 
and near to beaches (typically built in the 1980s) still 
provide good value at below $300,000, and up to 
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around $400,000 for the refurbished ones, however  
this market has been picked over in the best areas 
like Alexandra Headland and Cotton Tree.

The Sunshine Coast market has 
been in recovery for some time 
now. 
Doing your homework to buy well, and ensuring your 
investment horizons are more long term, are two 
ways to try and get the best results. The continued 
good news story of the Sunshine Coast University 
Hospital, due for completion in 2017, and other 
infrastructure projects planned for the coast should 
hold us in good stead.

Hervey Bay
Property on the Fraser Coast represents some 
excellent value for money if you should have a 
lazy $500,000 lying around.  Depending on buyer 
preferences, $500,000 can buy an executive 
4-bedroom, 2-bathroom home with pool and 
shed on 2,000 square metres in Hervey Bay or 
perhaps a high rise, top to upper floor unit (circa 
2007) with ocean views along the Esplanade. Units 
have significantly reduced in value since the GFC 
within most large developments, with a recent sale 
reflecting a 45% reduction since purchase in 2006.  
Rural residential properties in Oakhurst and Tinana 
near Maryborough are reasonable buying, with most 
selling between $350,000 and $500,000, with little 

activity over this price point. If uninterrupted ocean 
views are a priority, property in River Heads might 
be a consideration with a wide range of homes to 
choose from, particularly within the Turtle Cove 
Estate on the fringe. Most agents in the local area 
have reported that they have adequate buyers for 
property at the present time, however struggle to 
sustain a good volume of listings.  In conclusion, 
there is some terrific buying across most sectors 
with prices remaining stable and this is not expected 
to change in the short term.

Bundaberg
In the Bundaberg region you could buy land in a new 
estate and build the home of your choice within reach 
of the lazy half million. For example you could build 
a  4-bedroom, 2-bathroom home with a 2-car built in 
garage.

Or if you prefer some more extras you could buy a 
three to four year old established home with a pool 
and a shed. Prices are steady and have been for the 
past few years.

There have been a couple of sales of triplex 
properties or four flat buildings that have been in the 
$500,000 to $600,000 range with returns around 
6% to 7% for a mid 1990s brick complex.

If units are your thing, you could buy two 2-bedroom 
units approximately ten years old. 

In short, the Bundaberg region is still a great place to 
live with great affordability for housing.

Gladstone
In the current market, for half a million dollars you 
can pick up a well appointed, modern home with 
a pool or shed on an allotment above 800 square 
metres and located in an established suburb close 
to all major urban amenities. Properties in the 
$500,000 to $600,000 price range are thinly traded 
in the current market. 

Alternatively you could purchase a couple of modern 
3-bedroom townhouses (roughly $250,000 each) or 
several older 2-bedroom townhouses (sub $100,000 
each). Half a million is also considered near enough 
for entry level rural residential property. This market 
sector has seen some more significant declines in 
2015 after having held its value over the past couple 
of years.

Rockhampton
Markets in Rockhampton and surrounding areas 
have most certainly softened since we reported our 
lazy half million dollars this time last year. This year 
the market quite possibly presents some of the best 
opportunities we have seen for years. While not the 
best news for potential sellers, owner occupiers and 
investors will get more bang for their buck than ever. 
As always though, buyer beware! 

An investor looking to park $500,000 in 
Rockhampton would be weighing up a modern (say 
five to ten year old) 4-bedroom, 2-bathroom home in 
the northern suburb of Norman Gardens which would 
fetch a rental between $450 and $500 per week 
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against an older 3- or 4-bedroom Queenslander, 
gable style home on the Range on the southside. 
Both styles of home would appeal to owner-occupiers 
and investors alike and are desirable suburbs 
providing good amenity and proximity to schools and 
the CBD. Investors would be looking at a gross yield 
of 4.5% to 5%. 

There are plenty of options in the early $300,000s 
up to $400,000 in the suburbs of Berserker and 
Kawana in north Rockhampton where you will find 
some well-presented 3- and 4-bedroom homes 
achieving yields of 4% to 5%. 

Doing your research is key in these areas. Vacancy 
rates have been on the increase over the past 12 
months. While still 5.5% to 5.7%, this is a steady 
increase from the lows seen in the golden years of 
the mining and gas boom.  

Potential buyers should be wary of outer areas of 
Rockhampton such as Gracemere and Mount Morgan 
where supply has well and truly exceeded demand. 
Vacancy rates have been on the rise over the past 
12 months and are now sitting at around 8.5%. The 
number of days on the market has also increased 
significantly. 

The Palaszczuk Government’s announcement to 
increase the First Home Owner’s Grant from $15,000 
to $20,000 for newly constructed homes (valued 
less than $750,000) for the next 12 months is likely 
to result in some increase in construction activity 

in the area and will provide a lifeline for some of 
our struggling tradesmen. However, it also has the 
potential to detrimentally impact vacancy rates with 
increased stock in the long term. 

Capital growth is unlikely in the short to medium 
term in the Rockhampton region. Despite record low 
interest rates there is still a lot of uncertainty in the 
camp particularly around job security. It appears 
there is little joy on the horizon to drive the market in 
any forward direction. We anticipate rents will remain 
flat. There is likely to be a lot of fence sitting as 
punters wait for the dust to settle from the outcome 
of the federal election. 

Mackay
It’s that time of the year again where we see what 
the lazy half million might get you in the Mackay 
market and reflect on last year and how much the 
Mackay residential market has changed. Last year 
we wrote… “Last year we stated that you would get 
a lot more bang for your buck than the year before 
and 12 months later you can now get even more! If 
you are a glass half empty type, then the Mackay 
market has seen significant falls in value on the back 
of the mining downturn in the Bowen Basin. Values 
across the board are down 15% and fast approaching 
20%. However, if you are a glass half full type, then 
the current market presents some of the best buying 
opportunities seen in Mackay in almost ten years. 
The big question is has the market hit bottom? 
Unfortunately that is a bit tricky to establish at 

present and only time will tell.” 

Unfortunately, the verdict 12 months on is that we 
have not hit the bottom, with values falling further 
in the past 12 months. So the lazy half million will 
get you even more bang for your buck than seen in 
almost 12 years. For $500,000 you are looking at 
a large executive style rendered dwelling around 
10 years old or younger with shed and pool in the 
northern beaches, with some change still in the back 
pocket. In the better quality estates in the north, 
you can now get good quality brand new dwellings 
from most of the builders in Mackay for under the 
$500,000 mark. In the traditional older suburbs 
south of Mackay, there have been very limited sales 
of older style Queenslanders over the $500,000 
mark. It is considered that you can get a fully 
renovated large Queenslander for this price point 
now.

Again this statement from last year still holds 
true today. “The big question is has the market hit 
bottom? Unfortunately that is a bit tricky to establish 
at present and only time will tell.” 

Whitsundays
A lazy $500,000 in the Whitsundays will give you 
lots of choices: 

You can purchase land and build your new home 
or you can purchase a modern dwelling that has 
4-bedrooms and 2-bathrooms with a double garage. 
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You can even throw in a shed or a pool in the suburbs 
of Jubilee Pocket or Cannonvale. 

You can buy a renovator’s delight in Airlie with no 
views within walking distance of the heart of Airlie. 

If views are more your thing, you can purchase a 
1990s high set with ocean and distant island views in 
Cannonvale and also Jubilee Pocket.

You can move out to the country with the little 
rural residential areas just on the outskirts and get 
yourself a 1990 to 2000 dwelling on one to two 
hectares.

How about purchasing yourself a modern unit with 
ocean and island views and use as a permanent or 
holiday rental.

The middle level for the Whitsundays is $550,000,  
with entry level upgraders along with out of town 
investors. There is an 8% to 10% gross return on 
investments.

Investors again are spoilt for choice depending on 
their investment requirements:

•	 Dwellings with a view or land for capital growth 

•	 A new dwelling which will benefit from full 
depreciation and tax benefits.

The Whitsundays has remained stable over the past 
year.

Townsville
With the median house price in Townsville currently 
trending at around $330,000, an investment of 
$500,000 will net you a good quality modern home 
in desirable residential suburbs or a renovated house 
within the inner city suburbs.

Our suggestions from 12 months ago have not 
changed much with the median price and market 
sentiment softening during this period making it very 
much a market for owner occupier buyers.

Following the recent announcement of Federal 
funding from both sides of government for 
the proposed CBD Stadium and Entertainment 
Precinct, houses in the inner city localities of South 
Townsville, North Ward and Belgian Gardens would 
be a desirable location for a $500,000 investment.  
These suburbs typically have renovated older style 
houses, typically on traditional sized lots within close 
proximity to the CBD and The Strand.

Other suggested localities include the middle class 
suburbs of Idalia, Annandale and Douglas. For 
$500,000 you could buy a good quality masonry 
block constructed home within a modern residential 
estate featuring lifestyle facilities such as parks and 
walking and bike paths.  These areas are also within 
close proximity of major employment hubs including 
Lavarack Army Barracks, Townsville Hospital and 
James Cook University.

Cairns
A $500,000 property investment in Cairns will 
secure a well located modern executive style 
suburban dwelling or alternatively an above average 
quality apartment in the Cairns CBD, located on 
the mid to upper levels of a near new high rise unit 
development. Indeed the purchaser or investor at 
this price level would find a large range of sectors, 
styles and locations available to choose from. 
However it remains impossible to spend $500,000 
on a new apartment due to the absence of new unit 
construction at that level.

The $500,000 mark in the Cairns market is relative 
to the current (April 2016) median price levels of 
approximately $385,000 for houses and $220,000 
for apartments. Over the past twelve months, 75% 
of houses and 95% of apartments sold in Cairns 
transacted for $500,000 or under.

The Cairns market sits at the rising market stage of 
the cycle but is currently experiencing a pause due 
to factors such as tighter investment lending criteria 
and the uncertainty over negative gearing. This is 
indicated by sales volumes progressively softening 
over the past six to nine months while prices have 
reverted to minimal to no growth. Nevertheless our 
prognosis is for the market to return to slow growth 
as the region’s tourism based economy continues to 
improve. 
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Adelaide
Adelaide remains the most affordable mainland 
capital city in Australia with a median price as at 30 
April 2016 of $410,400 and a myriad of properties 
available around $500,000. There is an increasing 
scarcity of detached dwellings in this price range 
within close proximity of the CBD. The market for 
older units and townhouses regardless of location 
remains relatively flat. We have focused on detached 
housing for investors.

To the north-west of Adelaide, Croydon Park is 
adjacent to the popular suburbs of Croydon and 
West Croydon and the Queen Street café precinct. 
It is situated approximately eight kilometres from 
the Adelaide CBD and is well serviced by the Centro 
Arndale Shopping Centre. There are railway stations 
situated in West Croydon and Dudley Park providing 
access to the CBD. There are older style dwellings 
on larger allotments generally available in the 
$350,000 to $450,000 range while newer housing 
typically sells in the $450,000 to $550,000 range. 
The current median price for detached housing is 
$409,000 (source: realestate.com.au). Weekly rents 
typically range between $320 and $460 depending 
on overall property features with an average yield 
of 4.4% (detached housing) (source: realestate.
com.au) This area is increasing in popularity due 
to its reasonable proximity to the CBD, improved 

accessibility via the Torrens to Torrens roadway 
(under construction) and is a more affordable option 
than historically more appealing areas such as West 
Croydon and Woodville.

Further west, the suburb of Largs North is situated 
17 kilometres north-west of the CBD. It is adjacent to 
the popular suburb of Largs Bay. It provides a more 
affordable option than Semaphore or Largs Bay. 
The State Government announced in April 2016 that 
12 new submarines will be constructed by a French 
company on the ASC site in neighbouring Osborne. 
This is expected to generate approximately 1,700 
local jobs which is a positive for local residents 
(source: adelaidenow.com.au). Largs North features 
a mix of housing from the 1940s to 1970s with 
increasing in-fill development. The area is situated 
within close proximity of local beaches and the Port 
Adelaide area. It is a more affordable beachside 
suburb compared to suburbs such as Glenelg and 
Brighton which are situated further south. The 
current median price for detached housing is 
$416,000 with an average yield of 4.4% (source: 
realestate.com.au).

The following is a 2014 built 3-bedroom, 1-bathroom 
dwelling currently offered for sale in Largs North. It 
has an asking price of $370,000 to $395,000.

Source: realestate.com.au

Modbury is situated approximately 14 kilometres 
north-east of the Adelaide CBD. The suburb 
comprises predominantly 1960s and 1970s style 
dwellings. The suburb is well serviced by local shops 
and has good access to the CBD via the O-Bahn 
Busway. Recent zoning changes in sections of the 
suburb are encouraging higher density development. 
This provides possible future growth potential for 
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investors. Current median price for detached housing 
is $365,000 with an average yield of 4.6% (source: 
realestate.com.au).

The following is a 2015 built, 3-bedroom, 2-bathroom 
dwelling currently offered for sale in Modbury. It has 
an asking price of $460,000.

Source: realestate.com.au

An older 3-bedroom, 2-bathroom dwelling on a larger 
allotment of 580 square metres is currently offered 
for sale with a price of $365,000.

Source: realestate.com.au

St Marys to the south of the city provides older 
housing on larger allotments. It is situated within ten 
kilometres of the CBD, is well serviced by local shops 
and has access to the southern suburbs and beaches 
via the Southern Expressway. Neighbouring suburbs 

such as Daw Park have increased in popularity and 
price, with St Marys now offering a more affordable 
option for purchasers. Current median price for 
detached housing is $430,000 with an average yield 
of 4.4% (source: realestate.com.au).

These areas all provide varying options for potential 
purchasers. Historically, those suburbs located 
closest to the city such as Norwood and Prospect 
have benefited most from capital growth along with 
the beachside suburbs. Detached properties on 
larger allotments offered for less than $500,000 
within ten kilometres of the CBD are increasing in 
scarcity and are recommended as serious options for 
potential purchasers.

The West Lakes re-development of the AAMI Stadium 
land as noted in July 2015 is now underway with 
infrastructure in the process of being laid. Demand 
has been good for off-the plan dwellings and new 
vacant allotments. While we will continue to monitor 
the market in coming months to track the impact this 
has on the western property market, it is likely to be 
positive.

Mount Gambier
In the Mount Gambier area in the south east of 
South Australia, $500,000 provides an opportunity 
to purchase a property within most areas. Few 
dwellings sell for more than $500,000 and demand 
for property tends to reduce significantly when the 
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market value is greater than $500,000. Properties in 
this market range typically are owner occupied and 
are not transferred on the market often, with only 
eight sales occurring since the beginning of 2015.

When compared to other regional areas and cities, 
$500,000 in Mount Gambier is good value for 
money. This figure will generally get you a modern 
4-bedroom, 2-bathroom residential dwelling situated 
on a large allotment, similar to the property below. 
A property such as the one below will provide a 
good quality fit-out with above average fixtures and 
features. 

14 Buffalo Crescent, Mount Gambier - $450,000

A 2016, 4-bedroom, 2-bathroom modern dwelling 
on an 837 square metre allotment located in a 
modern residential division with good quality houses 
surrounding it.

At $500,000 the best performing property is 
typically a centrally located character dwelling 
situated on a generous size allotment, similar to the 
recent sale below. These properties are tightly held 
and few transact on the market each year.

14 Reginald Street, Mount Gambier - $440,000

A circa 1925, 4-bedroom, 2-bathroom, renovated 
character dwelling on a 1,161 square metre allotment, 
located in a sought after area surrounded by similar 
quality homes.

The price point of $500,000 for an investment 
property in Mount Gambier is quite high. In that 
particular price bracket an investor could purchase 
just about anywhere in town and get a rental return 
of approximately $400 a week for a 3- to 4-bedroom 
dwelling. There is a price limit that properties tend 
to be rented for, which does limit the return that can 
be achieved from higher value properties.  In our 

opinion, the money would be best used to purchase 
two modern residential units which are centrally 
located within the town as opposed to a house. Most 
modern residential units sell for between $200,000 
and $300,000 and they would generate a rental 
return of approximately $250 to $300 each per 
week, which provides a greater percentage return 
then if an investor were to purchase only one higher 
valued dwelling

Outside Mount Gambier, an investment property may 
be a modern dwelling on the coast which could also 
be rented out as short term holiday accommodation. 
Houses that have sold around $500,000 in coastal 
towns within the region generally include coastal 
views.

138 Sea Parade, Port Macdonnell SA 5291 - $450,000

A 2009, 4-bedroom, 2-bathroom two storey dwelling 
on a 645 square metre allotment, located on the 
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beach front esplanade and surrounded by good 
quality houses.

82 Esplanade, Robe SA 5276 - $490,000

A circa 1970, 3-bedroom, 2-bathroom two storey 
dwelling on a 1,043 square metre allotment, located 
on the Esplanade with good ocean views.

As seen in the graph below, not many units reach 
higher than $350,000. The most common price 
range for a unit in Mount Gambier is $150,000 to 
$199,000 and most modern units generally range 
between $200,000 and $300,000.

With a price point of $500,000 there is likely to be 
little growth within the next few years. The region 
has seen little growth in recent years and that trend 
is likely to continue until significant employment 
and population growth is seen in the area. This price 
would generate a good rental return however the 
value of the property is unlikely to increase in the 
short term. 
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In the Tasmanian residential property market 
$500,000 can go a long way compared to other 
states. This figure is within a price bracket in 
the residential market which is characterised by 
purchasers that are second home buyers trading up 
either in location, size or age although recent sales 
in all regions indicate some investor activity. This 
market segment is currently the most active within 
Tassie’s residential property market.

Recent sales within this price bracket include:

New Town, approximately four kilometres north-
west of central Hobart, a 3-bedroom, 2-bathroom, 
renovated period home sold for $250,000. The 
property has flexible living options, was sold leased 
and marketed as achieving $610 per week rent.

Tolman’s Hill can be reached via Hobart’s southern 
outlet and is approximately six kilometres south-
west of central Hobart and is where a 3-bedroom, 
2-bathroom modern strata property recently sold for 
a touch over $500,000. The property is located in a 
bushland setting with water views and was listed for 
rent at $450 per week.

In Legana, an outer suburb of Launceston, an older 
style, partly updated, 4-bedroom, 2-bathroom 
property on a large block with river access and an 
above ground pool recently sold for $500,000. This 
property is currently being offered for rent at $450 
per week.

Charles Street, which some Launcestonian’s refer 
to as the Paris end of town due to its strip of cafés 
and restaurants is where a circa 1900 updated, 
4-bedroom, 2-bathroom terrace property sold 
recently for just under $500,000. This area is sought 
after by renters as it is close to Launceston’s General 
Hospital.  

The traditional holiday spots along Tasmania’s north-
west coast appear to be where the majority of recent 
sales around the $500,000 mark are occurring.  At 
Hawley Beach, approximately 24 kilometres north-
east of Devonport, a modern 3-bedroom, 2-bathroom 
home sold for just over $500,000. The property was 
subsequently listed for rent at $420 per week.

At Sisters Beach, approximately 22 kilometres north-
west of Wynyard, a modern, beachfront, 2-bedroom, 
2-bathroom home sold for just over $513,000.

With regard to longer term capital gains in the 
property market, historically in all Tasmanian 
population centres, centrally located suburbs 
have best held their value. During the past year 
Tasmania has continued to enjoy relatively stable 
economic conditions with some regions experiencing 
reductions in stock levels resulting in some 
incremental capital gains in these areas.
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Darwin
Depending on whether you view the glass as half full 
or half empty is how you will summarise the current 
Darwin property market. For those eternal optimists, 
the current dwelling market in the northern suburbs 
presents a great opportunity for purchasers looking 
to secure property around the $500,000 mark. 
Although the median housing price is down 4.8% 
year on year, the quarterly change up to the March 
quarter has increased 1.4% (source: REINT, RELM 
March quarterly figures). This marginal increase 
reflects a slight shift in consumer confidence in this 
segment of the market as you can now purchase 
a well renovated, 3-bedroom, 1-bathroom elevated 
dwelling in the outer northern suburbs of Malak 
or Karama starting at the lower end of $500,000 
and pushing to the mid to upper end of $500,000 
depending on the finishings and overall amenity of 
the property.

By comparison, for the same money you can 
purchase a dated, 3-bedroom, 1-bathroom dwelling in 
the superior suburbs of Millner, Jingili and Leanyer 
that are selling from $500,000 to mid $500,000s.  
Or you can purchase property in these same 
suburbs that have higher quality finishings for the 
upper $500,000 mark. A much needed injection 
for this segment of the market is the recent grant 
announcement for all home owners to carry out 
general maintenance on their property. If home 

owners engage with a registered tradesman to carry 
out the work, the government will provide a subsidy 
of up to $2,000 on the proviso that the cost is of 
equal or greater value to the grant amount. 

To the other side of the Darwin property market 
and for those who view the glass as half empty, the 
inner city and fringe CBD unit market continues 
to show a decline, with recent figures showing a 
52.4% decrease in total sales volume up to the 
March quarter of 2016 and a decrease of 3.5% in 
the median unit price year on year (RELM March 
Quarter). We are now witnessing a large number 
of vendors holding on to their properties and only 
listing if they have to. This has resulted in some 
really good purchases. We know of a recent dated 
2-bedroom 2-bathroom unit in the fringe suburb 
of Larrakeyah selling for the low $300,000 mark. 
Comparatively the unit next door sold for $460,000 
at the end of 2014, putting things into perspective as 
to how far this market has come back. 

However, there is a silver lining to what has been 
a declining unit market over the past 12 months 
with the NT Government announcing that it will 
re-introduce stamp duty concessions for existing 
properties, effective 24 May 2016. What this means 
for purchasers is that they will now receive a 50% 
discount on the stamp duty payable for properties 
valued up to $450,000. For properties that are 
purchased above this price point they will receive 

a $10,000 subsidy on their stamp duty payment. 
Although we are aware of a recent duplex going 
under contract in the fringe CBD suburb of Stuart 
Park under this concession, we are yet to see enough 
evidence to support that this change to stamp duty 
concessions has had any real impact on the Darwin 
CBD market. We predict that this will be the case 
until both the Territory and Federal elections are 
held later this year and consumers are given more 
certainty about the property market.

Alice Springs
Last year for our look into the Alice Springs market 
$500,000 price point we highlighted that this kind of 
price would net you a 4-bedroom, 2-bathroom home, 
possibly with a pool and situated in an established 
area. With the broader market softening over the 
past 12 months these opportunities remain, with the 
homes providing varying levels of renovations. 

We have also seen the completion of the first 
dwellings in the new suburb of KIlgariff. With land 
starting at $160,000 there are opportunities for 
first home buyers to take advantage of a First Home 
Buyers Grant and build their first home. There 
have yet to be any completed dwellings sell in the 
subdivision however we note that a brand new 
3-bedroom, 2-bathroom home with rendered finish, 
rear verandah and double carport is available at 
$555,000.
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Perth
The median sale price in Perth has decreased from 
$550,000 in July 2015 to $530,000 at present, 
hence the lazy half million dollars goes a little bit 
further than it did 12 months ago.

Given the subdued nature of the residential property 
market, there are many areas with good growth 
prospects where you will get change out of your half 
a million, or enter into highly desirable suburbs that 
were previously out of reach. 

From an investment point of view, 
the suburbs of Armadale and 
Kelmscott stand out. 
These areas saw a flurry of demand from investors 
several years ago and rents remain quite solid. The 
volume of new product under development has 
declined significantly, while the population of the 
area continues to grow due to being more affordable 
than other areas closer to the CBD. Hence a villa 
with 3-bedrooms and 2-bathrooms which could have 
cost $330,000 three years ago, is now able to be 
purchased well below $300,000, while still achieving 
a rental of $330 per week. 

For those of you who are good with a hammer and a 
paint brush, areas such as Greenwood and Kingsley 
in the northern suburbs are ripe for the picking. In 

these areas just 18 kilometres from the Perth CBD, 
the lazy half a million will snap up a 735 square 
metre block with a 1970s 3-bedroom house thrown 
in for good measure, while just a good stone’s throw 
away, 424 square metre blocks are currently being 
advertised for $429,000. The area is very popular 
with families, has arterial transport links on both 
sides and is only five kilometres from the coast.

Similarly, suburbs such as Ferndale, located just 14 
kilometres from the Perth CBD offer 700 square 
metre allotments with circa 1970 built dwellings for 
well under $500,000; in fact the median sale price 
has decreased by some 6.8% over the previous 12 
months to $468,000. Several prominent schools 
are located in nearby suburbs and the Carousel 
Shopping Centre in neighbouring Cannington is set 
to undertake an expansion of some 50,000 square 
metres of retail space to claim the crown of the 
largest shopping centre complex in Perth. 

In the apartment market, things are a little harder 
to interpret. Developer asking prices are often very 
different to contract prices and many re-sales are 
occurring well below purchase prices from two 
or three years ago. However this may provide an 
opportunity for first home buyers to find well priced, 
well located apartments that have been overlooked 
by a somewhat dismissive or lack lustre investor 
driven sector. Many opportunities are available in the 
Perth CBD, with 2-bedroom 2-bathroom apartments 

available well below $500,000 and 1-bedroom 
apartments available well below $400,000.

When we discussed where we would spend our lazy 
half a million twelve months ago, we decided the best 
bet was to sit on our hands and wait for the market 
to adjust to the rapidly declining confidence in the 
residential market. We are somewhat happy to say 
that our advice was sound and comparatively the 
lazy half a million goes a fair bit further today. 

We consider that the market is nearing the bottom 
end of the cycle and the challenge now is whether 
to try to pick the bottom of the market or simply to 
take advantage of the incredibly competitive cost 
of borrowing currently available. Either way, for the 
astute investor, we think it’s getting very close to 
decision making time. Will the market continue to 
trend south or are the positives starting to outweigh 
the negatives? The big unknown at the time of 
writing is the market reaction to Brexit and how such 
a proposal will affect local consumer confidence. I 
guess we’ll be able to judge that in 2017!

South West WA
As we draw into the middle of the year it provides 
us with an opportunity to step back and ask the 
question, where would you park a lazy half million in 
the South West of Western Australia?

A good option for medium to long term capital 
growth in the south west is along the coastal strip on 
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the northern side of Bussell Highway traversing the 
suburbs of Busselton, West Busselton, Broadwater 
and Abbey. This coastal strip is approximately 500 
metres in width and runs for approximately 10 
kilometres along the Geographe Bay. 

As the City of Busselton continues to grow at a 
strong rate, this well located section of land will 
continue to grow in desirability and affluence as 
the urban sprawl continues to be pushed further 
away from the coast line. This consequently will 
result in good capital growth over the medium to 
long term as an increase in population will lead to 
stronger demand for product that has limited scope 
to increase in supply. As such this well positioned 
and limited coastal strip would represent a good 
option for a prospective purchaser looking to invest 
$500,000. 

Entry point into this market is $500,000, which 
would secure a very basic residence with the vast 
majority of the value being in the land. While the 
rental return of the investment would be weak, 
purchasing within this coastal strip would provide 
a strong opportunity for capital growth over the 
medium to long term. 

Moving 50 kilometres north from the City of 
Busselton lands the prospective purchaser in 
Bunbury. Throughout South Bunbury and East 
Bunbury there have recently been some zoning 
changes which are encouraging higher development 
within these areas. Properties of 700 to 900 square 
metres which were previously single residential now 
have duplex or triplex potential. As these zoning 
changes are introduced, now would be a good 
opportunity to invest $500,000 for medium to long 
term capital growth.

A third option would be to invest in Dunsborough 
which is a very well sought after and renowned 
coastal town positioned in the south west. 
Dunsborough is located within Geographe Bay 
and attracts a higher number of tourists given 
its beaches and proximity to the world renowned 
Margaret River wine region. More specifically we 
see the coastal strip that runs from north of Caves 
Road to the beach as being a good area to invest.  
Generally this pocket has residential dwellings 
positioned on good sized lots of 800 square metres 
and above and located in very close proximity of 
the ocean, stimulating demand. Entry point for this 
market is $500,000 which would secure a very basic 

residence with the vast majority of the value being 
in the underlying land. If these properties were to 
be purchased with a view to being held for the long 
term, good capital growth could be expected as the 
area historically has performed well. 

The costal strip in the City of Busselton, 
Dunsborough and development sites within South 
and East Bunbury are just a number of options 
among many opportunities within the south west to 
invest $500,000.  
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