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Executive Summary

City of Marion, SA

The City of Marion ranks as a National Growth 
Star in recent editions of The Price Predictor Index 
published by Hotspotting and as one of our leading 
picks for the under-rated city of Adelaide.

We rate Marion because of its long-term resilience, 
its strong infrastructure (including major education, 
medical and high-tech precincts) and more recently 
because of the number of growth suburbs in this 
Local Government Area.

The City of Marion is a fine example of an area that 
has overcome adversity. Impacted by the demise 
of the car manufacturing industry, the LGA has 
forged on, reinventing itself as a major player in 
the industries of health, education and innovative 
technology. 

Around $2 billion in both private and government 
investment is being spent on the redevelopment 
of the Tonsley precinct, leading to new enterprises 
and jobs creation on the site of a former car 
manufacturing plant. A new teaching hospital and a 
university campus are already in operation.

Major transport projects are improving the 
connectivity between freight hubs and sea ports, 
creating further opportunities for business.

The City of Marion offers affordable properties, with 
many of its unit markets having  median prices in 
the $300,000s, as well as low vacancies. A number of 
suburbs have shown good growth in median prices in 
the past year, with more expected in the near future. 
Long-term capital growth rates have been solid.

Joondalup, WA

The Joondalup precinct is one of Perth’s steadiest 
property markets, with consistent sales activity at a 
time when the Perth market generally has been in 
decline. 

Now the Perth market is showing signs of revival, 
with the Joondalup precinct at the forefront of the 
recovery.

It’s an area with strong amenities and services, good 
road/rail links to the CBD, and quality homes in the 
price range one or two tiers above the bottom end.

Joondalup is recognised by the State Government as 
the main Strategic Metropolitan Centre in northern 
Perth and major driver of economic growth, driven 
largely by strong population growth.

It offers a pleasant waterside environment (Lake 
Joondalup) while being within easy reach of the 
ocean and beaches. For property investors, it has the 
key quality of major education and medical facilities, 
which provide a steady pool of rental demand.

At a time when the Perth market is moving into a 
recovery phase after several years in decline, the 
Joondalup precinct has several growth suburbs 
which offer the opportunity to buy well ahead of 
future price rises.
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Executive Summary

Belconnen District, ACT

We have often referred to Canberra as the Goldilocks 
of Australian real estate - not too hot, not too cold, 
just right. 

It continues to show a high level of consistency, 
especially with sales activity. 

But, amid that familiar consistency, there is evidence 
of recent uplift. 

The Winter 2018 survey for The Price Predictor 
Index identifies 20 Canberra suburbs with growth 
trajectories, up from 17 in the Autumn survey. 

This latest quarterly survey also shows that the 
Belconnen District is the clear market leader 
in Canberra, by a considerable margin. It has 
seven rising suburbs and others with steady sales 
performance.

The strong sales data reflects other statistics 
depicting a strong Canberra market. Vacancies 
remain below 1% (only Hobart has lower vacancies 
among the capital cities), rents are rising strongly 
and there is evidence of solid price growth.

Some forecasters predict Canberra will lead the 
capital cities on price increases in the next few years, 
with Belconnen suburbs likely to be at the forefront 
of growth.

Hunter Valley, NSW

Propelled by rising sales numbers, the Newcastle/
Hunter Region has taken centre stage as one of the 
National Growth Stars identified in the Winter edition 
of The Price Predictor Index. 

Relative housing affordability - combined with 
lifestyle, access to transport and employment 
opportunities - is luring people out of Sydney to 
areas like Newcastle and Maitland. 

People who have a job in Sydney but need to work 
in the office only 1-2 days a week are finding the 
Hunter Valley gives them the ideal opportunity to 
spend more time with their families.

The story in the Hunter region is one of strong revival. 
After some difficult years caused by oversupply at a 
time of reduced demand, many of the region’s towns 
have moved into a strong recovery phase. 

This region’s status as the largest economy in 
regional Australia is re-asserting itself as coal 
prices increase - and this is flowing through to the 
various property markets. Many Newcastle locations 
have recorded double-digit growth in their median 
prices in the past 12 months (some of them above 
20%) and the growth is now rippling out to the towns 

of the Hunter Region.

Port Adelaide Enfield, SA

The renaissance sweeping through the Port Adelaide 
Enfield district is about to smother its former 
reputation as the “Valley of Death”.

Defence Force contracts totalling $89 billion and 
scheduled to last for over 40 years, together with 
government initiatives, are set to launch Port 
Adelaide into a new stratosphere.

The Osborne Naval Shipyard is undergoing a $535 
million upgrade to accommodate the building of 40 
new Defence craft; 500 public servants are being 
moved into the precinct; and a new rail spur will 
link the Port’s commercial centre and the Dock One 
residential precinct to the Adelaide CBD.

These and several smaller projects are creating 
much-needed jobs, turning historic Port Adelaide 
into a thriving residential, commercial and tourist 
destination.

This Local Government Area has a number of small 
suburbs with affordable prices and rising sales 
volumes. The uplift in market activity, revealed in 
the Winter edition  of The Price Predictor Index, 
has elevated the status of Port Adelaide-Enfield 
to become the most active market in the South 
Australian capital.
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Executive Summary

Bendigo, VIC

Bendigo has long been one of Victoria’s key regional 
centres, with growth thanks to its steady local 
economy, proximity to Melbourne and good transport 
links to the capital – especially now the $5 billion 
Regional Rail Link has been completed.

Its economic prospects have improved with the 
$630 million re-development of Bendigo’s hospital, 
private sector plans to develop the city’s first master-
planned residential community, and the awarding of 
a $1.3 billion Defence contract to a Bendigo-based 
business. Bendigo benefits economically from a 
number of major companies which are based locally 
but perform nationally – including Thales, the 
company that received the Defence contract recently.

It has had steady long-term price growth (averaging 
around 5% per year) in its housing market but 
remains affordable, with solid rental yields available 
for investors. 

City of Stirling, WA

The Stirling LGA is one of four precincts in the Perth 
metropolitan area leading the recovery in the Perth 
property market, following the city’s four-year real 
estate downturn. 

Properties across this precinct maintained a steadier 
performance than most Perth locations throughout 
the recent economic downturn - and now 10 of its 
suburbs have rising markets.

The City of Stirling offers a leisurely seaside 
lifestyle, being home to the internationally renowned 
Scarborough Beach. Trendy bars and cafes impart 
a youthful vibrancy, attracting a steady stream of 
20–40-year-olds. 

Further adding to the region’s appeal are the 
shopping and education facilities, coupled with good 
transport links to the Perth CBD.

Townsville, QLD

Townsville ranks among the sturdiest regional 
economies in Australia. We always seek economic 
diversity in a property investment location and 
Townsville has more than most regional cities. 

It has strong elements of government administration, 
education, defence, resources, health, tourism and 
manufacturing – plus an export port.

Its property market experienced an unbroken run 
of double-digit growth years from 2002 to 2007 – 
and, after experiencing some mixed fortunes in the 
past couple of years, is ready to resume its forward 
progress. A sign of market recovery is seen in the 
level of vacancies, which are declining as economic 
growth resumes.

Townsville’s comeback will be boosted by major 
projects across numerous industries. There are large 
mine developments, including Adani’s Carmichael 
coal mine, for which the HQ will be in Townsville; a 
sports stadium; a $1.9 billion CBD makeover; a $1.9 
billion educational hub being driven by James Cook 
University; and $6.5 billion to be spent on residential 
developments. 

Townsville is also receiving considerable economic 
impetus from growth in the city’s military economy 
and the expansion of the Port of Townsville.
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Executive Summary

Queanbeyan-Palerang, ACT

The proximity of Queanbeyan (now part of the newly-
formed Queanbeyan-Palerang Regional Council 
area) to the nation’s capital is paying dividends for 
local property markets. 

The region is experiencing strong population 
growth, unemployment is low, new housing estates 
are under construction and there are plans for the 
nearby Canberra International Airport to become a 
24-hour freight hub.

But the most appealing aspect of Queanbeyan is its 
affordability relative to Canberra, with median prices 
for both houses and units below those in the national 
capital.

Property sales activity in Queanbeyan increased in 
2015/2016, leading it to become a standout region 
for growth, as identified in recent editions of the 
Price Predictor Index published by Hotspotting.

With Canberra forecast to be one of the nation’s 
leading cities for price growth in the next few years, 
Queanbeyan’s links to the capital are expected to 
boost the local market.

Good rental yields are another attraction, with 
several suburbs having median yields around 4–5% 
for houses and 5.5% for units.

Ballarat, VIC

Ballarat is one of Australia’s strongest regional 
cities. It thrives through a diverse economy, low 
unemployment, a growing population and proximity 
to Melbourne, making it a popular commuter city. 

Ballarat is the centre of the historic goldfields region, 
attracting tourists throughout the year. 

Mining has been supplanted by other economic 
drivers, including agriculture, manufacturing, 
tourism and is an emerging hub for information 
technology. 

With the State and Federal Governments planning 
to spend billions on upgrading road and rail links 
to Ballarat, including improved connections to 
Melbourne airport, commuting will become even 
easier.

Ballarat suburbs have median house prices ranging 
from $265,000 to $470,000, emphasising the city’s 
appeal as an affordable lifestyle alternative to 
Melbourne - and one where the property market has 
become increasingly busy lately.
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Reports Disclaimer 

1. Although every care has been taken in preparing this report, Hotspotting.com.au and its related bodies corporate, 
including Ryder Research Resources Pty Ltd ACN 055 730 339 (“we”, “us”, “our” or “Hotspotting”) provides no 
warranty, guarantee or representation regarding the accuracy, reliability and completeness of information in this 
report and nor shall we be liable or responsible for any kind of loss or damage that may result to you or a third party 
as a result of your or their use of this report.  This exclusion shall include any direct, indirect or consequential loss.

2. This report has been prepared as a guide for your possible property investment and is partly based on information 
from external sources which may be publically available or privately sourced, and which may or may not be relevant 
to your transaction.  The contents of this report are not intended to be a complete statement on any subject.  This 
report does not purport to contain all of the information that you will require or should obtain in order to decide 
whether or not to proceed with a property investment.

3. All images in this report are for illustrative purposes only. 

4. Information, opinions and forecasts in this report depend on the accuracy of any information and assumptions on 
which they are based and prevailing market conditions, for which Hotspotting does not accept responsibility.  There 
is information contained in this report that is gathered from external third party sources. Although we believe such 
information to be reliable, we have not independently verified the correctness or accuracy of all such information 
in this report which has been provided to us by third parties.  Any publically available information that has been 
reproduced in this report has not been audited or verified.

5. As this report has been provided to you for reasons of convenience and you are free to elect to read the contents 
or not in your own free will (and the information in this report can be independently verified by you carrying out 
your own enquiries), Hotspotting will not be liable (in tort, contract or otherwise) for any loss or damages suffered 
or incurred as a result of you relying on any information provided in this report or as a result of any omissions or 
errors in this report.  It is strongly recommend that you seek independent advice from your accountant, financial 
adviser and/or lawyer, and satisfy yourself as to the correctness or accuracy of the information in this report before 
electing to make any property investment decision relating to the information in this report. 

6. A property investment may not be suitable for all people and the information in this report does not take into 
account your individual suitability requirements or investment risk profile.  There are no certainties in property 
investment and as with any investment, there are always risks and variables that need to be taken into account and 
which will not always be addressed in this report. 

7. The information available in this report is intended for general reference.  Information provided in this report should 
be taken as indicative at the date of issue of this report and is always subject to change, and thus all information 
should be evaluated for its source, accuracy, currency, completeness and relevance for your specific purposes.   
The contents of this report and all of the information contained in this report are current at the date of issue and 
are based on information made available to Hotspotting as at on or before the date of issue.  No warranties or 
assurances can be given about the suitability of the information in this report for any specific transaction.  You 
should always carry out your own enquiries and obtain all appropriate legal, financial, taxation, commercial and 
other professional advice relevant to your particular circumstances before making the decision to proceed with a 
property investment.  

8. Any advertising of third party services or products in this report is for your convenience only and must not be 
construed as a recommendation to use such services / products by Hotspotting.  We give no warranty and take no 
responsibility for any such third party services or products.

9. You are permitted to use this report for your own personal, non-commercial use and you may print and copy 
information in this report provided you do not modify any content without our express written permission.  You must 
not, without the prior written permission of Hotspotting, exploit any of our information as set out in this report 
for commercial purposes. You acknowledge and agree that you acquire no rights in or title to the information 
contained in this report.

10. Hotspotting retains the copyright in relation to all of the information in this report. All information in this report is 
protected by copyright under the Copyright Act 1968 (Cth).

11. The information in this report must not be republished, reproduced or redistributed for any purpose without our 
express written permission.
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Code of Conduct - Hotspotting

Our Mission
We are in the business of helping people achieve their dreams. Just as home-buyers seek their dream 
home, investor-buyers also have dreams: to provide for their retirement, to pay for their children’s 
education or to travel around the world. We’re happiest when customers tell us they achieved their goal 
and that we helped them get there.

Our Business
We deliver quality research based on the best information we can find. Our views are totally independent 
and free of vested interests or outside influences. We are committed to the opinions we express and the 
recommendations we make.

Our Culture
Our culture is firmly centred on the delivery of high customer service. We take pride in our teamwork, 
open and honest communication, mutual respect, personal development and innovation. Feedback from 
customers is greatly valued. 

Our People
Our people are highly motivated, take responsibility for their own actions and ensure they keep up-to-date 
with technology and business trends. At all times, our people act with honesty and integrity; they do not 
accept improper payments, benefits or gains. 

Terry Ryder,

Founder,

Hotspotting.com.au
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Chapter 1
 What are the Best Buys?

Each of the reports in the hotspotting.com.au stable of publications contains a Top 5 
list of locations tipped to out-perform the general market. 

These locations are considered to have growth drivers that will achieve capital growth 
above the norm in the future.

The National Top 10 Best Buys are the pick of the crop – the best 10 locations in 
Australia for property investors seeking capital growth. 

Future hotspots are identified through Core Categories – elements identified by our 
research as having the ability to create real estate out-performers. 

These Core Categories are described in Chapter 2. 

Potential hotspots are locations which have more than one of these Core Categories in 
play – an example is a Sea Change destination with improved Transport Infrastructure 
in prospect.

The Best Buys locations have three, four or more Core Categories in the mix. 

They are places on the cusp of a phase of good capital growth. 

They’re locations with identifiable drivers of demand for real estate, which will place 
pressure on prices and rents.

We expect them to show growth not only in 2018 but well beyond. 

They are all locations we expect to show steady growth over the longer-term.
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Chapter 2
 Elements Which Create Hotspots

The hotspots to emerge in Australia in recent years have been strongly influenced by one or more of the 
Hotspot Core Categories – events or influences which create capital growth for property. 

The areas spotlighted in this report have at least three of the Core Categories in their favour.

Transport 
Infrastructure

New roads and train lines can create major value growth. Industrial property benefits the 
most from new motorways, but residential is also boosted. A major new road can open 
up previously inaccessible areas or provide faster connections to employment nodes for 
commuters. Rail links and bridges can have similar impacts on real estate.

Education-
Medical 
Infrastructure

Most major cities have education and medical infrastructure located in the one precinct.  
North Melbourne has a universities precinct as well as major hospitals. Areas like this 
attract strong accommodation demand from students, teachers, doctors, nurses and many 
others. The suburbs surrounding such facilities tend to out-perform on capital growth.

Ugly 
Ducklings/ 
Cheapies with 
Prospects

Some suburbs were once shunned as downmarket but now are regarded as trendy. “Ugly 
Ducklings” can transform into real estate swans. Richmond in inner Melbourne has made 
that change, as has Bulimba in Brisbane. Whenever affordability is a key issue, Ugly 
Ducklings with potential to change will do well.

Jobs Nodes A key factor in the decision of where to buy or rent is proximity to work. Major jobs nodes 
include industrial estates, shopping centres, airports, export ports and big centres of 
transport logistics. Often big jobs precincts develop near city motorways, especially near 
the intersection of two motorways – e.g. the Eastern Creek area of western Sydney.

Urban 
Renewal and 
Government 
Policy

State Governments or Local Authorities can transform areas through policy decisions 
or targeted action. Urban renewal programs have changed the character of suburbs, 
sometimes turning waterside industrial areas into prestige residential. Regional policy 
decisions – such as growth management plans – can also have an impact.

The Stayers Some locations always seem to perform steadily. They are noted for their consistent sales 
levels. They’re the ones that provide at least some growth each year, in good times and 
bad. While the property industry claims they are mostly found close to the inner-city, 
our research indicates outer suburbs and regional centres can also feature among The 
Stayers.

Ripple Effect Property up-cycles often begin with the inner-city suburbs. As prices rise, they become 
unaffordable for many buyers – who seek less expensive property nearby. The growth, 
therefore, ripples out – and continues to do so until it reaches the outskirts of the city. 
Growth cycles can also ripple out from the capital city to regional towns and cities.

Lifestyle 
Features

The most expensive real estate tends to be beside water or overlooking it. The ocean rates 
highest (climate change may alter that perception), although rivers, canals and lakes 
aren’t bad either. Homes fronting golf courses command price premiums, but not as high 
as water. Buyers also pay premiums to live near “eat street” lifestyle precincts.

Boom Town 
syndrome

Sometimes regional areas take off for specific reasons. Some towns, especially in Western 
Australia and Queensland, have real estate booms because of resources activity nearby – 
but these locations have a high level of price volatility. Development of major industrial or 
infrastructure projects can have a similar impact. The key factor is jobs creation.

Sea Change 
and Hill 
Change

Australians are (arguably) more drawn to live by the ocean than any other people on the 
planet. Sea Change is less in the news today but migration to the beach remains a factor. 
Investors need to be aware that economies based primarily on tourism and retirement 
can be fragile and volatile. Hill Change locations are lifestyle country areas close to cities.
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Highlights
• $250 million stadium

• $1.4 billion Dugald River zinc mine

• $1.6 billion Port redevelopment

• $1.9 billion expansion James Cook 
University

• Strong population growth

• Strong, diverse economy:

  military, government admin,

 tourism, education, export port,     
    manufacturing, resources.

Suburb - 
houses 

Typical 
prices

Suburb - 
houses

Typical 
prices

Suburb - 
units

Typical 
prices

Annandale $408,000 Hermit Park $332,000 North Ward $289,000

Cranbrook $243,000 Kelso $263,000 Townsville City $353,000

Gulliver $212,000 Kirwan $310,000 West End $164,000

TOWNSVILLE
Far North Queensland

Townsville ranks among the sturdiest regional economies in Australia. We always 
seek economic diversity in a property investment location and Townsville has more 
than most regional cities. 

It has strong elements of government administration, education, defence, resources, 
health, tourism and manufacturing – plus an export port.

Its property market experienced an unbroken run of double-digit growth years from 
2002 to 2007 – and, after experiencing some mixed fortunes in the past couple of 
years, is ready to resume its forward progress. A sign of market recovery is seen in the 
level of vacancies, which are declining as economic growth resumes.

Townsville’s comeback will be boosted by major projects across numerous industries. 
There are large mine developments, including Adani’s Carmichael coal mine, for which 
the HQ will be in Townsville; a sports stadium; a $1.9 billion CBD makeover; a $1.9 
billion educational hub being driven by James Cook University; and $6.5 billion to be 
spent on residential developments. 

Townsville is also receiving considerable economic impetus from growth in the city’s 
military economy and the expansion of the Port of Townsville.
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Location
• 1,360km north of Brisbane

• 350km south of Cairns

• LGA: Townsville City Council.

Population & Demographics 

• Population 2016:   187,000 

• Projected population 2036:  289,000

• Median age:       34 

• 7% identify as Aboriginal and Torres 
Strait Islander people.

Source: 2016 Census & Qld Govt Statitician’s Office

Economy and Amenities
Townsville is regarded as the capital of northern 
Queensland, having overtaken Cairns as the most 
important centre in the state’s north. 

It has the most significant concentration of 
government, community and business administrative 
offices in the region.

The biggest employers are public administration, 
retail trade, construction, education and 
manufacturing. In terms of economic impact, 
defence is also important: Townsville has major 
army and air force bases.

- Education and Science
Townsville has over 100 education facilities, including 
the James Cook University (JCU), CSIRO, Australian 
Institute of Marine Science, TAFE, private schools 
and state schools. Both CQ University and JCU have 
campuses in the CBD. Around 13,000 students are 
enrolled at James Cook University.

JCU contributed $622 million to the local economy 
in 2016, an increase of 56% since 2012, according to 
research by The Western Research Institute.

Tropical science forms a core component of 
Townsville’s professional, scientific and technical 
services industry and contributes $370 million to the 
Gross Regional Product (GRP).

- Tourism and Port
Townsville is near the central section of the Great 
Barrier Reef and tourism is a significant industry. 

Around 12,000 cruise ship passengers and crew visit 
Townsville each year, bringing an estimated $2.2 
million to the region in direct expenditure. 

According to Tourism and Events Queensland, 
Townsville received 1.2 million domestic visitors in 
the 12 months to September 2016. 

Their total spending of $925 million reflected an 
increase of 35% on the previous year.

Trade through the Port of Townsville regularly 
surpasses one million tonnes per month and it is 
now Queensland’s third largest port. 

As a sector, transportation, postal & warehousing 
currently contributes $635 million to Townsville’s 
GRP. The industry also provides nearly 4,500 jobs, 
employing over 5% of the Townsville workforce.

Unemployment
December 2016:   11.2%
December 2017:    8.5%
June 2018:     9.1%
 
Source: ABS & Conus Business Consultancy Services
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Townsville is the gateway to mining and agricultural 
regions. Copper, zinc, lead, gold, magnetite and coal 
are produced and processed within the region.

The mineral and manufacturing sectors contribute 
$450 million to GRP each year, and provide around 
2,500 local jobs. 

Key agricultural products include sugar, beef, and 
fruit & vegetables. Food product manufacturing 
contributes $90 million to GRP each year.

The JBS Swift Australia Meat Works employs around 
600 people and has a processing capacity of over 900 
beef cattle per day.

- Military
Townsville is regarded as Australia’s largest garrison 
city, being home to 15,000 Defence Force personnel 
and their dependants.

There are four major defence establishments:

1. Lavarack Barracks

2. RAAF Base Townsville

3. Townsville Field Training Area

4. Port of Townsville’s Berth 10 (designed for the 
Royal Australian Navy).

The Defence industry contributed $1.6 billion (18%) 
of GRP in  FY2015.

- Government Services
Being the administrative hub of North Queensland, 
Townsville has the largest Government sector in 
Queensland outside Brisbane.

There are about 2,015 public servants across the 
departments of Ergon Energy, the Australian Taxation 
Office and Townsville City Council.

Property Profile

The Townsville property market showed signs of  
sparking into action in 2017 after surviving a couple 
of challenging years, exacerbated by the downturn in 
the mining sector.

The latest Herron Todd White Townsville in Focus 
report places the residential property market at the 
start of recovery, similar to the rating at Hotspotting.

“Townsville’s residential property markets continue 
to gain in sentiment and to consolidate but still 
remain cemented at the start of recovery phase,” the 
report said.

Job prospects are improving with major projects 
under way including the Townsville Stadium, Ross 
River Solar Farm and Haughton pipeline duplication. 

Townsville’s employment growth in the 12 months 
to February 2018 was 12.6%, well above the state 
average of 3.5%, according to the ABS.

About 11,900 jobs were created – almost the same 
number as the total for the greater Brisbane area, 
which has 10 times the population.

The ensuing effect has been a drop in vacancy 
rates which have slowly fallen from around 7% in 
September 2016 to their current levels between 
2.0% and 4.0%. 

The overall performance of the Townsville house 
market was one of the strongest among the 
Queensland regional cities over the five years to 
2011, with its median prices rising 50%. 

Only Gladstone and Rockhampton among the 
Queensland coastal cities had better growth records.

In recent years, there have been few signs of growth 
and most suburbs have had decreases in their 
median prices in the past 12 months. 

National coverage in 2016 of Clive Palmer’s nickel 
refinery closing did not help the property market.

HOME OWNERSHIP

• 23 % Own their homes outright

• 35% Own with mortgages 

• 39% Rent their homes 

Source: 2016 Census
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However, signs of growth are beginning to appear. 
Data from CoreLogic shows three suburbs have 
demonstrated positive results in the past year with 
an upswing in their median prices: Annandale (up 
7%), Railway Estate (up 6%) and West End (up 5%).

These suburbs are near major projects like the new 
stadium, the $450 million revamp of the CBD and 
the expansion of James Cook University.

- Economic Improvements
Hotspotting expects the Townsville economy to 
strengthen and drive better results in 2018 and 
beyond, a forecast shared by other industry insiders.
The Townsville Enterprise’s June edition of Townsville 
North Queensland Quarterly Economic Snapshot 
suggests this is happening now. The report notes 
business confidence is at its highest point since 
June 2013 with more people entering the workforce 
as proposed projects move along the pipeline and 
into the construction phase.
Falling vacancy rates are also a strong indication of   
recovery. 
However, the report also says that residential 
dwelling approvals remain weak. The number of 
annual approvals in FY2016 and FY2017 were around 
half of those in the years FY2013–2015.

Other positive signs come from the REIQ which has 
noted a reduction in the time it typically takes to 
sell a house and lower discount rates in the last 12 
months.

Higher vacancies of recent years led to an adjustment 
in rents. In the five years to May 2016, rents fell 8.3% 
for houses and 8.6% for apartments, according to 
Domain. But this trend is beginning to turn again.

House and unit rents in Kirwin have risen 3.6% and 
5.3% respectively in the last 12 months, according 
to SQM.

Unit rents in postcode 4812 (Currajong, Gulliver, 
Hermit Park) have increased 7.1%, but the best 
results have been in the inner-city suburbs covered 
by postcode 4810 (Townsville, Railway Estate, South 
Townsville,  West End). These have demonstrated an 
uplift of 9.7%

To provide some perspective, a unit in Townsville city 
will fetch a median rent of $365 to deliver a return 
of 5.4%.

Elsewhere, houses can be rented for $300 per 
week or less in Aitkenvale, Cranbrook, Currajong, 
Deeragun, Gulliver, Heatley, Kelso, Railway Estate, 
South Townsville, Thuringowa Central and Vincent.

Yields remain an attraction of the Townsville market. 

Most suburbs have median yields for houses in the 
4.5–6.5% range. The best results are 6.5% in Vincent, 
6.4% in Heatley and 6.2% in Cranbrook.

BIS Oxford Economics says Townsville’s residential 
market has stabilised and predicts price growth can 
be expected up until June 2021.

Cumulative growth of 9% is forecast in the three 
years to June 2021, says BIS, although Hotspotting 
regards this (like most BIS forecasts) as very 
conservative.

- Vacancies
Vacancies are now down to acceptable levels between 
2% and 3% in three of the major postcodes. They 
remain a little high (around 4%) in suburbs close 
to the City centre (Railway Estate, South Townsville 
West End and North Ward), though they are falling. 

TOWNSVILLE VACANCY RATES

Postcode Suburb          Vacancy rate
4810  Townsville, Railway Estate, South Townsville,  West End, 
 North Ward              4.0 %

4812 Currajong, Gulliver, Hermit Park         3.0 %

4814 Annandale, Cranbrook, Douglas, Heatley, Mt Louisa     2.3 %

4817 Kirwan             2.1 %

Source: sqmresearch.com.au
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Suburb Sales 
Units Median Units 1-year 

Growth
Growth 
Average

Median 
Yield

North Ward 92 $289,000  16 % -1 % 5.2 %
Townsville City 88 $353,000  -8 % -4 % 5.4 %

Suburbs listed below are a sample of the Townsville unit market:-:-

Suburbs listed below are a sample of the Townsville housing market:-

Suburb Sales 
Houses Median Houses 1-year 

Growth
Growth 
Average

Median 
Yield

Annandale 83 $408,000  7 % -1 % 4.7 %

Cranbrook 50 $243,000 -8 % -3 % 6.2 %

Douglas 75 $365,000  0 % -1 % 4.8 %

Kelso 95 $263,000 -8 % -2 % 5.5 %

Kirwan 246 $310,000 -3 % -2 % 5.4 %

Mt Louisa 102 $344,000   -10 % -2 % 5.2 %

Railway Estate 42 $302,000  6 % -1 % 5.2 %

West End 53 $345,000  5 % -1 % 4.8 %

Source: CoreLogic – “No. of sales” is the number of unit sales over 12mths; “Growth ave.” is the average annual growth in median 
unit prices over 10yrs

Future Prospects

Boom Towns

Government Policy

Urban Renewal

Lifestyle Features 

Jobs Nodes

CORE INFLUENCES
Momentum in Townsville’s economy is gathering, 
with large-scale projects now under way and more 
in the pipeline. Business confidence is climbing as 
vacancy rates fall.

Local economist Colin Dwyer of DS Economics says 
approved construction projects in the Townsville 
region will inject an estimated $4.3 billion into the 
economy and create about 7,686 direct jobs.

In addition there are about 40 potential or partially 
approved construction jobs that could create another 
8,000 jobs.

These are being supported by local government 
expenditure of $430 million and State Government 
contributions of $736 million.

Over the next 12 months, projects like the NQ 
stadium, the Adani mine project and the Haughton 
Bridge development will add impetus to jobs growth, 
says Dwyer. 
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Key projects influencing Townsville’s economy are:

• $250 million stadium 

• $450 million The Hive development

• $1.6 billion port expansion

• $225 million Ross River solar farm

• $225 million Haughton pipeline duplication 

• $1.4 billion Dugald River mine and

• $515 million Haughton River Bridge project.

- CBD Development
One of the big ticket projects is the $1.9 billion CBD 
makeover. The Townsville City Waterfront Priority 
Development Area plan will create a modern city 
space where 30,000 people are expected to be living 
and working by 2030.

New developments will be built on both sides of Ross 
Creek, including bars, restaurants, retail stores, 
apartments and pedestrian walkways. 

This will be the site of the new sports stadium, 
convention centre, arts precinct and a redevelopment 
of the North Yards railway sheds. 

Now under construction, the stadium is expected to 
be finished in time to host its first National Rugby 
League fixture in March 2020.

Hilton Hotels has expressed an interest in building a 
175-room, 4.5 star hotel within the precinct.

Dovetailing into the Waterfront development plans is 
the $450 million project, The Hive. 

The Hive will consist of a new ferry terminal, new 
ferries, interstate coach transport interchange 
area, visitor centre, short-stay accommodation, 
commercial offices, cafés and retail outlets.

Developers hope the civic elements of the project 
will draw between 750,000 to 1,100,000 visitors 
annually and add about $27 million each year to the 
Townsville economy.

- Medical and Suburban Development
Construction activity across the city has seen the 
Townsville Hospital receive a $450 million upgrade 
while another $168 million is to be spent on 
improvements to two other hospitals.

Following the opening of the $130 million Willows 
Shopping Centre in Thuringowa, several other 
shopping centres are expanding. Around $230 
million is to be spent across four projects. 

- Resources
The resources sector injected $846 million into 
Townsville’s economy in FY2017 while supporting 
5,593 full-time jobs, says the Queensland Resources 
Council.

This will be boosted further once the Adani project 
swings into action.

Adani Coal Mine: The headquarters for the $22 billion 
Adani coal mine project will be based in Townsville, 
initially accommodating around 600 employees.

Another 1,000 FIFO workers for the project will be 
based in Townsville.

The mine project is made up of two open cut pits, five 
underground mines, a processing plant and a 189km 
rail line. 

Several other mines are looking to use Townsville as 
a fly-in-fly-out hub.

Townsville is earmarked to become home to one of the 
world’s largest lithium-ion battery plants. The plan 
is being taken seriously with the State Government 
allocating $3.1 million towards a feasibility study.

The $2 billion plant would be built on a former CSIRO 
research station at Woodstock. 

Meanwhile, the Ravenswood gold mine has received 
approval to expand its open cut operation. The 
project will protect 280 existing jobs and create 100 
new construction positions.

Renewable energy projects also feature in 
Townsville’s economy. North Qld Bio-Energy 
Corporation plans to build a $640 million renewable 
energy facility, incorporating raw sugar, ethanol and 
power generation at Ingham.

The project is expected to be fully operational by 
June 2021.

Finally, uncertainty clouds reports that Clive Palmer 
will re-open his Yabulu nickel refinery. 

 - Expansion of military presence
Under the Army’s 10-year expansion strategy, 
Defence Force numbers in Townsville have grown 
and funding for upgrades has been allocated to the 
RAAF Base.

As part of the $5 billion Land 400 defence deal, 52 
combat vehicles, known as Boxers, are to be based 
at Lavarack Barracks. These will require custom-
built simulation facilities for training purposes. It is 
anticipated $200 million will be spent on these over 
10 years. 
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Up to 14,000 Singapore army personnel are expected 
to conduct army training  near Townsville every 
year.  Land will be used for tank training and $300 
million will be spent on new facilities, including 
barracks and a mock town for insurgency training in 
conditions like those faced in Afghanistan and Iraq.

- Education
James Cook University has plans for a $1.9 billion 
expansion, growing the facility over the next 50 years.

The plan includes a Technology Innovation 
Complex and residential accommodation. These 
will be accompanied by academic and student 
accommodation together with commercial, retail 
and public functions.

It’s envisioned that by 2035 the university will have 
childcare facilities, an aged-care home and a hotel 
with on-campus jobs expected to increase from 
3,483 to 5,000.

Central Queensland University has recently expanded 
its Flinders Street campus, increasing its capacity to 
3,000 students while the Pimlico TAFE is marked for 
a $52 million upgrade. The TAFE has 2,800 students.

- Infrastructure
Work on the master-planned community of Elliott 
Springs began in March 2017. To be built over 40 
years, the project would incorporate residential, 
commercial and employment zones, education 
facilities, retail areas, shops and cafes. 

In the process, it will create 7,000 jobs. More detail 
about this project can be found under the tables 
listing “Residential Developments”.

- Water resources
Townsville’s catchment area has endured drought 
conditions for several years with the Ross River Dam 
being at only 15% capacity in February 2018. 

Subsequent rain has replenished the dam, but the 
need for a secure water supply is a core issue for 
Townsville City Council.

One solution is the duplication of the Haughton 
Pipeline which links to the Burdekin Haughton Water 
Supply Scheme. Work on this will begin in 2018, with 
the State Government contributing $200 million.

- Transport
Like much of North Queensland, Townsville has 
regularly been affected by floods during cyclone 
season and the State Government has been working 
to overcome this. 

Recently completed projects include the $200 
Townsville Ring Road and the duplication of 7km of 
the Bruce Highway to four lanes, between Vantassel 
Street and Cluden Drive. 

Passenger numbers through Townsville Airport are 
expected to increase 2.5% per annum over the next 
20 years, increasing from 1.5 million in FY2017 to 
2.6 million in 2036. A record 1.67 million passengers 
passed through the airport in FY2018; most of them 
were tourists.

Hence, Townsville Airport is undergoing an $80 
million upgrade. The redevelopment includes 
upgrades to the terminal, taxiways, runway apron 
facilities and core infrastructure.

Following the devastation of Cyclone Yasi in 2011,  
Port Hinchinbrook resort and marina will finally be 
rebuilt at a cost of $450 million. 

- Port expansion
The Port has undergone $126 million worth of 
improvements since 2013.

In November 2017, a $1.64 billion expansion was 
approved and will deliver:

• a new deep-water outer harbour
• 6 additional berths in the new harbour
• deepening and widening of the existing approach 

channels
• reclamation of 152ha of existing harbour for new 

berths, bulk cargo storage and a rail loop.

The channel widening project is expected to take six 
years to complete. More details on this can be found 
in the tables  listing “Infrastructure - General”.

Warning: Property insurance 

In the aftermath of floods and cyclones 
in recent years, many North Queensland 
property owners have incurred large 
increases in insurance premiums. 

Investors who cyclone-proof their 
properties are more likely to receive 
discounted insurance premiums.

In the meantime, the Australian 
Competition & Consumer Commission 
is conducting the Northern Australia 
insurance inquiry. The final report is 
expected in November 2020.
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Major construction projects currently impacting the region are:

INFRASTRUCTURE – EDUCATION, HEALTH AND MEDICAL FACILITIES

Project Value Status Impact

James Cook University 
expansion

$1.9 billion Under construction
Work will be carried out 
over 50 years

Includes academic 
and student 
accommodation, and 
commercial, retail, and 
public functions

INFRASTRUCTURE – GENERAL

Project Value Status Impact

Super stadium and 
entertainment centre, 
Townsville CBD

$250 million
Funded by federal, state 
and local governments

Under construction
Completion expected by  
2020

Jobs
750

Haughton pipeline 
duplication

Townsville Council

$225 million Approved
Work is expected to 
begin in 2018

A 32km pipeline link 
will be made with the 
Burdekin Haughton 
Water Supply Scheme

Defence Logistics 
Transformation 
Program, Lavarack 
Barracks

$150 million
A one-stop shop for 
troops being redeployed

Under construction Jobs
250

Townsville Field 
Training Area

Australian Defence 
Force

$2 billion
Barracks and mock 
town for insurgency 
training

Proposed Requires the 
resumption of 
150,000ha of grazing 
land

Port Hinchinbrook 
resort and marina 
redevelopment

$450 million Under construction Re-development after 
cyclone damage in 
2011

Hells Gates Dam TBA Proposed
The Federal Govt has 
put up $2.2 million for a 
feasibility study

Jobs
12,000

Economic benefit
$1.2 billion in 
household income
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INFRASTRUCTURE – TRANSPORT 

Project Value Status Impact

Bruce Highway upgrade 
between Townsville and 
Ingham

State Govt

$119 million Under construction
Completion due in 2018

A 5.8km section will be 
upgraded

Townsville 
airport terminal 
redevelopment

$80 million
The building and apron 
will be extended; the 
road network will be 
reconfigured

Under construction Jobs
178 construction
54 operational

Townsville Port 
Expansion

Port of Townsville

$1.64 billion
New deepwater 
harbour, 6 additional 
berths, cargo storage 
and rail loop

Approved
The Port Authority will 
chip in $43mil, the State 
Govt $75 mil; balance 
of funding is still to be 
sourced

Jobs
174 construction
180 operational

Haughton River 
Floodplain Upgrade 

State & Federal Govts

$515 million
14km of Bruce Highway 
and three bridges will 
be upgraded

Under construction
Work is expected to be 
finished in 2021

Jobs
683

COMMERCIAL DEVELOPMENTS

Project Value Status Impact

The Hive project, 
Queens Hotel redevt 
Strand

Gleeson Group

$450 million
Includes civic, retail, 
commercial, tourism, 
educational, research 
and residential land 
uses

Proposed Jobs
1,900 construction
1,200 retail

Fairfield Homemaker 
Centre

Geon Group

$110 million Under construction
Stage 1 is completed; 
stage 2 is due for 
completion in late 2018
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RESOURCES AND ENERGY 

Project Value Status Impact

Dugald River zinc mine

MMG

$1.4 billion Under construction Jobs
400 operational

Carmichael coal mine, 
Galilee Basin

Adani

$22 billion
Adani plans to locate 
its development HQ in 
Townsville

Approved Mine jobs
1,075 construction
3,800 operational

Railway line jobs
1,400 construction
140 operational

Sun Metals Solar Farm $200 million Under construction
Construction is 
expected to be 
completed in 2018

Jobs
250 during construction

Would generate energy 
to power 38,000 homes

Kidston hydro and solar 
electricity plant, Stage 
2

Genex Power

$300 million Proposed
Expected to be 
commissioned by 2019

Jobs
500

Would generate enough 
energy to power 
100,000 homes

Ross River solar farm, 
Kelso

ESCO Pacific

$225 million Under construction
Completion expected in 
late 2018

Jobs
250 

Would generate enough 
electricity to power 
52,000 homes

Ravenswood gold mine 
expansion

$250 million Approved Jobs
100 construction

Renewable energy 
facility, Ingham

North Qld Bio-Energy 
Corp

$640 million Proposed
Undergoing due 
diligence, construction 
could begin in 2018

Jobs
450 construction
220–250 operational

New solar farm, 
Woodstock

Edify Energy

TBA Approved
Construction is 
expected to begin in 
2018

Jobs
250 construction
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Project Value Status Impact

Townsville lithium-ion 
battery project

Imperium3 consortium

$2 billion Proposed Jobs
1,000 direct

A 22ha factory would be 
built at Woodstock

Floating solar farm

HydroSun

$336 million Proposed Jobs
1,200

New solar thermal 
power station

CWP Renewables

$1.3 billion Proposed
Construction could 
begin in 2019 and 
the station would be 
comissioned by 2021

Jobs
2,000 construction
50 operational

MILITARY CONTRACTS

Project Value Status Impact

Land 400, simulation 
facilities for 52 combat 
vehicles

$200 million
Facilities will be built 
over 10 years

Approved Jobs
80

RESOURCES AND ENERGY 
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RESIDENTIAL DEVELOPMENTS

Project Developer Value Size Status

North Shore master-
planned community

Stockland Group $1.45 billion Community for 
15,000 people

Under 
construction

Elliot Springs 
(formerly Rocky 
Springs), Townsville’s 
southern corridor

Lend Lease $4.7 billion 12,000 residential 
lots and a town 
centre for 26,000 

Under 
construction

Bluewattle residential 
estate, Rasmussen 

Defence Housing 
Australia

$262 million Master-planned 
community for 450 
Defence families and 
850 citizens

Under 
construction

Greater Ascot 
residential estate

Parkside Devts $210 million Will house 7,000 Under 
construction

Cosgrove residential 
estate,  Mt Louisa

Parkside Devts $350 million 2,700 residences 
with shopping 
precinct and schools

Under 
construction

Rasmussen residential 
estate

Wingate 
Properties

$500 million 1,400 residences Approved

Kalynda Chase Estate, 
Bohle Plains

Keir 
Constructions

$257 million 1,500 residences Under 
construction

Riverway
Apartments, 
Thuringowa

Honeycombes 
Property Group

$100 million 280 units Under 
construction

Sanctum residential 
estate

Maidment Devts $200 million 3,500 residences Under 
construction

Mount Margaret 
residential estate, 
Alice River

Patrick Property 
Investments

$280 million 850 residences Under 
construction


