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National Overview

This quarter we asked Herron Todd White’s team
of valuers to identify those suburbs ideally suited
to upgraders. Despite differing market conditions
around the nation, it is clear that upgraders

often have remarkably similar aspirations when it
comes to climbing the property ladder.

FOCUS ON NEARBY SCHOOLS

The move to a second, third or even fourth home is often triggered by
the needs of a growing family, so proximity to quality schools and family-
friendly facilities is often at, or near, the top of an upgrader’s wish list.

This is certainly the case in Sydney, where the population growth zones
north-west and south-west of the city are proving extremely popular among
second and subsequent home buyers. With homes priced anywhere from
$500,000 to over $1 million in prestige locations such as The Ponds,
these areas of Greater Western Sydney will benefit from improvements to
transport infrastructure and the development of new employment hubs
such as the Western Sydney Airport.

It's a similar story in Brisbane, where upgraders are favouring family-
focused northern suburbs such as Ashgrove, Wilston, Bardon and New
Farm. Price growth in Brisbane has hovered around 5-10% in the past 12
months, and if interstate migration picks up, we could see further long-
term gains in value across the city.

A CHANCE TO ENJOY MORE DESIRABLE LOCATIONS

Melbourne upgraders can take the opportunity to buy into one of the
near-city suburbs that offer cosmopolitan living and charming character
homes, such as South Melbourne, Thornbury, Williamstown and Essendon.
The weak Australian dollar may stimulate further foreign investment in
Melbourne, thereby supporting future capital growth.

In some areas, upgraders are taking advantage of increased home equity
to trade up to more desirable locations. In Hobart, for instance, proximity
to water frontage is a key drawcard, so we are seeing plenty of upgrader
activity in waterfront locations such as Howrah, Sandy Bay, Lindisfarne,
Bellerive and Blackmans Bay. It's a similar situation in Adelaide, where
the inner north-west suburbs between Croydon and St Clair offer nearby
beaches and an easy commute to the CBD.
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In the Northern Territory, government incentives are enticing upgraders
to consider brand new dwellings and units. This has underpinned the
popularity of newer suburbs in Palmerston, including Durack Heights,
Johnston, Zuccoli and Bellamack.

THE APPEAL OF LOCAL EMPLOYMENT OPPORTUNITIES

Not surprisingly, many upgraders regard local employment opportunities as
an important location factor. In Perth, the opening of the new Fiona Stanley
Hospital in Murdoch has stimulated upgrader activity in nearby Kardinya
and Winthrop.

Upgraders are more experienced than first home buyers, and the buying
trends we are observing suggest that many of today’s upgraders are very
selective about the area they buy into. As location remains a driving force
of future capital gains, | am confident this considered approach will pay off
over time.

Brendon Hulcombe
CEO - HERRON TODD WHITE
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Perth

There are two distinct types of upgrader activity occurring in Perth at
present. The predominant type involves upgrades from the ‘mortgage
belt’ - typically the reasonably priced modern housing estates - to more
prestigious suburbs closer to the coast or CBD.

The second category of upgrader is chasing newer dwellings, whether
rebuilding in an established area or purchasing premium lots in new
estates on which to build new homes.

A number of Perth suburbs continually attract upgrader activity. Most
notable among these are Rossmoyne (median value $1.13 million), Shelley
(median value $880,000), Winthrop (median value $920,000), Kardinya
(median value $690,000) and, at the lower end of the price spectrum,
Secret Harbour (median value $485,000).

In both new and established areas, proximity to schools appears to be a
consistent factor in upgraders’ buying decisions. This is particularly the
case in established locations such as Rossmoyne and Shelley. It is also
apparent in new estates, with second home buyers actively seeking those
estates that are serviced by new schools. Indeed, Perth developers are
keenly promoting proposed education infrastructure as a drawcard for
young families.

NEW HOSPITAL ATTRACTS UPGRADERS

The new Fiona Stanley Hospital, recently opened in Murdoch, has acted
as a catalyst for upgrader activity in the nearby suburbs of Kardinya and
Winthrop. Similarly, the suburbs of Atwell and Success, located to the
south of Murdoch, have experienced consistent upgrader demand as
professionals seek to live closer to this new employment hub.

Woodlands and Floreat are well-located suburbs as they are situated within
an easy commute of the coast and the Perth CBD. As such, they are a
continual target for professional couples looking for a premium location
without the typical western suburbs price tag.

To the north, Duncraig is situated near the coast and bordered by the
Mitchell Freeway. The suburb is well sought after by the upgrader market
due to its wide variety of housing, much of which is above average size and
quality in comparison to housing options elsewhere.

Further afield, in the Perth Hills, Mundaring has also experienced healthy
demand from upgraders and we expect this to continue. Mundaring

is well suited to buyers seeking a rural location and quality, feature-
packed homes. This combination can be rare in this region, and the first
developments coming onto the market in Mundaring are experiencing very
strong demand.

Western Australia - Property Report
January 2015

....the suburbs of Atwell and
Success, located to the south

of Murdoch, have experienced
consistent upgrader demand as
professionals seek to live closer to
this new employment hub.

9



Western Australia - Property Report

‘I’estpac January 2015

PROXIMITY TO INFRASTRUCTURE WILL SUPPORT LONG-TERM VALUES
Western Australia’s net migration figures are slowing, yet at the same

time a record number of dwelling approvals have been issued. As such,
we would expect a continued stabilising of the city’s property market,
potentially softening towards the end of 2015, depending on conditions
within the resource sector and contingent on relatively stable interest
rates.

Longer term, we believe the areas described here should continue to
experience solid demand. They are not considered to be exposed to

the same extremes of market conditions that can occur in the prestige
residential market, nor the cyclical activity associated with the first home
buyer market. Proximity to key infrastructure, the coast or the Swan River
will continue to provide the best reassurance of stable long-term growth.

South West

As we head into 2015, the overall market in South West Western Australia
remains relatively steady in terms of value. However, the prognosis for the
coming year is one of caution, with limited capital growth and lower sales
likely.

In 2014 we saw a good turnover of properties in the region with some
growth, particularly in the lower end of the market. As values strengthened
in this market segment, a flow-on effect was observed as home owners

in lower-priced sectors looked to trade up to a more desirable market
segment.

BEACHSIDE LIVING HOLDS LONG-TERM APPEAL

The dream of living close to the ocean fits in well with capital growth in the
South West. For example, the cities of Bunbury and Busselton continue to

grow at a rate that is well above the national average, and properties close
to the ocean and these cities’ CBDs will continue to enjoy value growth as

urban sprawl extends farther away from the coastline.

Suburbs such as West Busselton, Broadwater and Abbey are all expected
to perform well, though Geographe is another likely option for upgraders.
The realignment of the Port Geographe Harbour entrance is expected to
alleviate the build-up of seaweed, and if successful, this could result in
considerable increases in value in this locality.

The middle to higher market segments of Western Australia’s South
West, priced from $400,000 to $600,000, have seen only limited growth.
That said, the coastal strip may represent a good option for prospective
purchasers looking to trade up to take advantage of the current relatively
low values in this locality. The limited supply of high-end properties may
bode well for capital growth in the medium term.
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