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(“our” or “Hotspotting”) retains the copyright in relation to all of the information contained on the hotspotting.com.au 
website.  All information and material on this website are protected by copyright under the Copyright Act 1968 (Cth). 
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purposes. You acknowledge and agree that you acquire no rights in or title to the information and material contained 
on this website or within the reports available on the website.

In a nutshell ….

Redcliffe Peninsula suburbs are starting to rise, as the impact of the new Moreton Bay 
Rail Link is felt increasingly, alongside the area’s “affordable bayside lifestyle” appeal.

The Caboolture precinct of the Moreton Bay Region LGA is the most active market in 
the Brisbane metropolitan area, boosted by affordability, infrastructure and jobs nodes.

Ipswich suburbs are beginning to deliver good price growth, attracting buyers seeking  
affordable housing close to major jobs nodes and good infrastructure.

Middle-ring suburbs in Brisbane’s north are beginning to grow, with the previous 
oversupply of units absorbed and vacancies lower in most suburbs.

The bayside suburbs of Redland City are the forgotten market of the Brisbane metro 
area, but are quietly emerging with rising sales activity.

Executive Summary  3

IPSWICH CITY  9

REDCLIFFE PENINSULA  21

BRISBANE NORTHSIDE  29

MORETON BAY REGION  40

REDLAND CITY  49



3TOP 5 BRISBANE HOTSPOTS  January to May 2019

Executive Summary

IPSWICH CITY
Ipswich appeals as a market offering housing 
affordability and ongoing strong demand fueled by 
population growth and the emergence of major new 
jobs nodes.
Strong population growth boosted by the availability 
of land for new housing developments has led to 
Ipswich being named one of the fastest-growing 
real estate markets in Australia. This development 
activity is being accompanied by major spending on 
infrastructure and property investment.
Ipswich has shown strong price growth in the past - 
prices rose strongly in the five years to 2009, giving 
Ipswich City the strongest capital growth averages in 
the Greater Brisbane region. 
We believe its evolution as a headline hotspot will 
continue in the future. Many suburbs are attractively 
affordable for first-home buyers and investors on a 
budget. 
Big infrastructure projects, including the recent 
announcement of the $5 billion Defence contract to 
build armoured vehicles, the $2.8 billion upgrade of 
the Ipswich Motorway, the $1.5 billion rail link to the 
Springfield master-planned community and major 
expansions at the Amberley RAAF Base, have added 
to the area’s appeal because this kind of investment 
creates employment and demand for real estate.

REDCLIFFE PENINSULA
The Redcliffe Peninsula finally has the transport link 
that it’s been promised for decades. 

The opening of the $1.2 billion Moreton Bay Rail 
Link – providing a rail connection from Kippa-Ring to 
Petrie and onward to the Brisbane CBD - is a game-
changer for real estate on the Peninsula.

The market is responding, with some suburbs 
delivering solid price growth in the past couple of 
years.

The Redcliffe Peninsula may be geographically 
close to Brisbane, but it has suffered for years from 
transport links that did not keep pace with demand. 

Redcliffe was first connected to the ‘mainland’ in 
1935 by the 2.7km Hornibrook Bridge, which helped 
the establishment of Redcliffe as a seaside suburb. 
It was replaced in 1979 by the concrete Houghton 
Bridge and then in 2010 the $315 million Ted Smout 
Memorial Bridge was opened. 

Now direct rail links – promised at state elections 
for decades without being delivered – have finally 
been constructed.
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Executive Summary

BRISBANE NORTHSIDE
Brisbane is enjoying a renewed confidence following 
commencement of the Queens Wharf development 
and the announcement of the Cross River Rail – 
both mega-projects destined to generate economic 
activity and jobs.

Brisbane Northside can expect to benefit not 
only from these projects, but also several large 
commercial, medical and residential developments 
that are now under way – for example, the $1.1 
billion Herston Quarter venture and the $1.2 billion 
Racecourse Village project.

Transport infrastructure in Brisbane Northside has 
been enhanced by major upgrades in recent years, 
improving connectivity to the CBD, western suburbs 
and the airport, thus reducing commuting time for 
workers. 
Part of the appeal of Brisbane Northside is that its 
economy is solid, boosted by large employers such 
as hospitals, government departments and the 
Queensland University of Technology. 
With attractive unit prices in suburbs such as 
Enoggera, Kelvin Grove and Herston - where there is 
a high percentage of renters - there are opportunities 
for investors to buy affordably and achieve good 
rental returns. Investors, however, need to check 
vacancy rates, which are high in some unit markets.

MORETON BAY REGION
The Moreton Bay property market is beginning to gain 
momentum, fueled by new infrastructure projects, 
affordability and proximity to major Brisbane jobs 
nodes. 

The Moreton Bay Region, which covers the Brisbane 
metropolitan area’s urban sprawl in the northern 
growth corridor heading to the Sunshine Coast, 
has tracts of vacant land suitable for residential 
development as well as good rail and road links to 
Brisbane to the south and the Sunshine Coast (and 
beyond) to the north.

Construction has begun on some sections of the 
$2 billion North East Business Park and with a 
new university and a new town plan in prospect – 
including the new suburb of Caboolture West – the 
Caboolture-Morayfield area is destined to continue 
absorbing urban growth. 

This region has been identified by the State 
Government as a Principal Regional Activity Centre 
for major growth in the Brisbane area.

This market has several suburbs with rising demand, 
based on Hotspotting’s quarterly surveys of sales 
activity.

REDLAND CITY

The municipality of Redland City, a former market 
garden region on Brisbane’s bayside, has caught the 
attention of the State Government and is destined 
for some diverse development. 

Two precincts within Redland City have been 
marked as Priority Development Areas. These bring 
promise of a new marina, revitalised retail, dining 
and entertainment areas, upgraded transport 
infrastructure (both marine and road), retirement 
villages and higher-density residential construction. 

Population growth and developer incentives are 
touted as being just two of the key drivers of future 
activity in Redland City. 

Only half an hour from central Brisbane, Redland 
City has easy access to the Port of Brisbane, and 
to the Brisbane and Gold Coast airports, providing 
opportunities for trade and export. This precinct is 
one of Brisbane’s largest jobs nodes.

The region’s property market appeals for its relative 
affordability and recent rises in  sales activity are 
translating into house price growth, which to date 
has been moderate. Vacancies well below the 
Brisbane average are a standout feature.



https://washingtonbrown.com.au/prelim
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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 publicly 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 publicly 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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Introduction

Brisbane looks poised to deliver on its potential 
for growth, with many of the factors needed for an 
upswing now falling into place.

Many have predicted strong growth in the Brisbane 
market in recent years by assuming it would follow 
trends in Sydney and Melbourne.

But the fundamental difference has been the relative 
condition of the underlying economy. The big cities 
have been boosted by strong economies, population 
growth and major infrastructure spending. 

Brisbane has been lacking in all those areas - until 
now.

There are growing signs of improvement in the key 
indicators that drive real estate markets forward. 
The Queensland economy is showing increasing 
signs of improvement, having led the nation on jobs 
creation in the past few years.

The resources sector, a big element in the state 
economy, is showing increasing signs of revival.

The state is now the national leader on net gains in 
population from interstate migration, a feature that 
has traditionally made Queensland strong but which 
has been lacking in recent years.

But potentially the biggest factor is the $50 billion 
in spending on Queensland infrastructure over the 
next four years, announced in the State Budget in 
June 2018. 

Infrastructure activity is a major catalyst for 
economic activity, jobs creation and demand for 
residential real estate, as we have witnessed in 
Sydney in recent years.

Against this background, the Brisbane market is 
attracting interest from investors disenchanted by 
the prices and yields in  Sydney and Melbourne. 

While the best time to buy in the two biggest cities 
has well and truly passed,  Brisbane appeals as a 
city that offers good value. Its prices are roughly half 
those in Sydney and its rental yields are much higher.

Surveys have found Brisbane is the No.1 choice for 
property investors who plan to buy in the near future. 

Hotspotting analysis of sales activity shows that the 
Brisbane metropolitan area is quite active, especially 
in the more affordable areas such as the Moreton 
Bay LGA in the far north - where affordability, 
infrastructure and jobs nodes are key factors. 

The Redcliffe Peninsula, which is part of the Moreton 
Bay Region LGA, has received particular impetus 
from the completion of the Moreton Bay Rail Link, a 
long-awaited piece of transport infrastructure.

It continues to evolve as an affordable bayside 
precinct with growing elements of gentrification. 

The middle-ring areas on the northside of Brisbane, 
previously hampered by high vacancies caused 
by extensive unit/townhouse development, have 
absorbed most of the over-supply and are becoming 
increasingly active.

Logan City, the mirror image of Moreton Bay in the 
south of the Greater Brisbane Area, has been a 
market leader in the recent past. 

It has faded a little, although we believe it will 
continue to attract home-buyers and investors 
because of its cheap housing, excellent transport 
links, generally strong infrastructure and strategic 
location between Brisbane and the Gold Coast.

Ipswich City, the south-western precinct with similar 
qualities to Logan City, is also rising and many 
suburbs are now delivering good price growth. The 
big kicker for Ipswich is the emergence of significant 
jobs nodes, with many big industrial and commercial 
businesses establishing themselves there because 
of affordable land and good transport links.

Redland Bay, which encompasses the bayside 
suburbs in Brisbane’s far east, is also now producing 
rising sales activity. It attracts buyers because of its 
affordable bayside lifestyle. 

It is increasingly emerging as an area of economic 
development and has good proximity to the Australia 
Trade Coast employment node based around the 
Port of Brisbane and Brisbane Airport. 

We wait with interest to see if Brisbane can now 
deliver on its considerable market potential.

Brisbane Poised To Deliver On The Promise Seen By Analysts
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Highlights
• $5 billion Defence contract
• $12 billion Springfield community
• $1.5 billion Springfield rail link
• $154 million Orion shopping centre 
• RAAF Base expansions

• $1 billion Citiswich project
• $2.8 billion motorway upgrade
• Strong economy 
• Multiple jobs nodes
• Affordable real estate

Suburb - houses Typical prices Suburb- units Typical prices

Bundamba $311,000 Brassall $278,000
Collingwood Park $339,000 Goodna $216,000
Redbank Plains $335,000 Redbank Plains $319,000

IPSWICH CITY
South-West suburbs of Brisbane

Ipswich appeals as a market offering housing affordability and ongoing strong demand 
fueled by population growth and the emergence of major new jobs nodes.

Strong population growth boosted by the availability of land for new housing 
developments has led to Ipswich being named one of the fastest-growing real estate 
markets in Australia. This development activity is being accompanied by major 
spending on infrastructure and property investment.

Ipswich has shown strong price growth in the past - prices rose strongly in the five 
years to 2009, giving Ipswich City the strongest capital growth averages in the Greater 
Brisbane region. 

We believe its evolution as a headline hotspot will continue in the future. Many suburbs 
are attractively affordable for first-home buyers and investors on a budget. 

Big infrastructure projects, including the recent announcement of the $5 billion 
Defence contract to build armoured vehicles, the $2.8 billion upgrade of the Ipswich 
Motorway, the $1.5 billion rail link to the Springfield master-planned community 
and major expansions at the Amberley RAAF Base, have added to the area’s appeal 
because this kind of investment creates employment and demand for real estate.

A feature of the growth of Ipswich City is the number of major national companies and 
government departments which have moved into the area in recent years.
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Location
• Ipswich CBD is 40km south-west of 

Brisbane; Goodna is 24km south-west 
of Brisbane CBD.

• Ipswich City is located alongside the 
Bremer River.

• The Warrego Highway (which joins the 
Brisbane Valley Highway), Cunningham 
Highway and Ipswich Motorway meet 
at the Ipswich suburb of Riverview. 

• LGA: Ipswich City Council.

Source: 2016 Census & Ipswich City Council

Economy and Amenities
The emergence of the master-planned communities 
of Springfield and Ripley has been the catalyst for 
extensive road and rail upgrades, better connecting 
Ipswich to central Brisbane.

Both the Ipswich Motorway and Warrego Highway 
have had major upgrades while the metropolitan 
train line now links to Springfield with two new 
stations - Springfield and Springfield Central.

- Major Developments
The master-planned community of Springfield, 
under development since 1992, covers 2,860ha and 
is projected to be home to 60,000 people in 15 years. 
(More detail on this is listed in tables at the end of 
this report.)

Ripley Valley will eventually provide 50,000 dwellings 
to house around 120,000 people.

Large tracts of undeveloped land, mostly around 
Springfield and Redbank Plains, are attracting many 
new residential developments. 

In recent years, numerous multi-nationals and 
government departments have moved to Ipswich. 
Some examples are SEQwater, Bendigo and Adelaide 
Bank, GE (General Electric) and Bunnings. 

The Redbank Plains Super Centre, home to 
Target, Coles and Aldi, has received a $140 million 
redevelopment.

- Health & Education
The University of Southern Queensland has a $145 
million campus at Springfield with an enrolment of 
around 2,500 students.

The Ipswich Public Hospital is a major hospital with 
teaching facilities. The State Government recently 
spent $122 million on upgrading it.

The City has two other new medical facilities:  the 
$85 million Springfield Mater Private Hospital and a 
$12 million nursing home at in North Ipswich.

- Defence
A $750 million expansion of the Amberley RAAF 
Base was completed in January 2015. The complex 
at Amberley provides logistical products and 
services to the navy, army and air force in South-
East Queensland.

The 17th Construction Squadron has relocated from 
Holsworthy Barracks in Sydney to RAAF Amberley 
as part of a $1.1 billion expansion. 

Population & Demographics 
• Population 2016:              194,000
• Median age:            32
• 60% of the population is aged under 

40  (he state average is 53%)
• Projected population 2031:      435,000
• Countries of birth: New Zealand 

(6%), England (5%), Samoa (3%), 
Philippines (2%)

• In the top six Qld municipalities for 
population growth. Key growth area in 
the South East Qld Regional Plan

• Annual population growth of 4.6%

Employment
• Healthcare/social assistance:    13%
• Retail:       11%
• Manufacturing:      10%
• Public admin/safety:       9%
• Construction:        8%
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Around 6,000 personnel work out of the base, a 
number that is expected to increase to 7,000 by 2020.

The largest airbase in Australia, the RAAF Base 
Amberley contributes over $500 million to the local 
economy annually.

- Industrial
Built on the fortunes of coal mining, Ipswich 
continues to deal in heavy industry. Transport hubs, 
abattoirs, bulky goods retailers and manufacturers 
are strongly represented across the city. 

One of the larger industrial parks is the $1 billion 
Citiswich industrial park. The 335ha area, previously 
known as Bremer Business Park, sits beside the 
junction of three highways in the Riverview area, 
making it strategic as a transport hub. 

Major tenants include Caltex, KSB, API, the Reject 
Shop, Capral Aluminium and IOR Petroleum.

- Tourism
Tourism contributes $136 million to the Ipswich 
economy each year. 

One of the main attractions is the Workshops Rail 
Museum which was named the best heritage and 
cultural tourism experience in the state at the 2014 
Queensland Tourism Awards.

The Orion Lagoon, one of the largest outdoor 
recreation facilities in Australia, is another attraction. 
The lagoon has an expanse of shallow pools, water 
features, parklands and a covered barbecue pavilion 
with picnic tables.

Property Profile

Ipswich has been named repeatedly as one of the 
fastest-growing regions in South East Queensland in 
recent years. Strong population growth will continue 
due to the expansion of major projects such as 
Springfield and the Ripley Valley development.

Property analyst Michael Matusik says that demand 
for property is outstripping supply. His research 
shows that in the past five years developers have 
added 9,000 homes to the Ipswich market, yet 
demand was significantly higher at around 10,000.

This has coincided with increased prices. 

During the last five years, house prices in Ipswich 
have increased 33%, says Ipswich Zone REIQ Chair, 
Darren Boettcher.

“It’s great to see,” he says. “Ipswich is a rising market 
but we do need a price correction - it’s too cheap. It 
will start getting out of hand in about three years. 
By then, the median price will be about $400,000 to 
$450,000.”

At present, house prices across most suburbs are in 
the $310,000 to 390,000 range.

At the forefront of the population and real estate 
growth are the suburbs of at the eastern end of the 
LGA, such as Redbank Plains and Collingwood Park. 

HOME OWNERSHIP

• 22% own their homes
• 36% have mortgages
• 40% rent their homes

Source: 2016 Census

Year Houses Units     Total

FY2018 3,426 375     3,801

FY2017 2,752 718     3,470

FY2016 2,155 744     2,899

Source: ABS

BUILDING APPROVALS
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Affordability,  new homes and proximity to shops, 
schools, medical facilities and public transport are 
drawing young families to the Redbank Plains–
Ripley–Springfield region.

These suburbs have good access to Brisbane via the 
Centenary Highway and the Springfield train line.

Across Ipswich City, rental returns are strong, with 
most suburbs producing median yields of 4.5–6%. 

There are few units across the City; houses make up 
90% of dwellings in the Ipswich LGA (compared with 
75% in the Brisbane LGA). 

Postcode  Suburb               Vacancy rate

4300        Augustine Hts, Bellbird Park, Goodna, Springfield    3.1 %

4301        Redbank Plains, Collingwood Park    3.8 %  

4304        Silkstone, Bundamba             2.4 %

4305        Ipswich, East Ipswich, Leighhardt, Newtown   2.6 %

4306          Ripley         3.0 %

Source: sqmresearch.com.au

Opportunities for units include Redbank Plains, 
where the median price is $319,000. Investors can 
expect rent of about $280 per week.

Vacancy rates in many of the older, more established 
suburbs, such as Ipswich, Leichhardt, Silkstone and 
Bundamba are below 3.0%. 
Areas impacted by new development, such as 
Springfield, Redbank Plains, Ripley and Collingwood 
Park,  have higher vacancy rates. 
Because of the potential for high levels of new home 
building, investors should monitor vacancy rates 
and building approvals.

IPSWICH VACANCY RATES
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The suburbs listed below are a sample of the Ipswich house market:

Source: CoreLogic. “No. of sales” is the number of house sales in the past 12 months. “Growth ave.” is the average annual growth 
in median prices over the past 10 years.“ snr” = statistically not reliable.

Future Prospects

Government Policy

Transport Infrastructure

Urban Renewal 

Cheapies with Prospects

CORE INFLUENCESThe State Government and the Ipswich City Council 
expect strong population growth to continue in 
Ipswich over the next 25 years.

In addition to the billion-dollar-plus residential 
projects listed in the tables at the end of this report, 
there is another $2 billion worth of residential 
development across five projects under construction. 
The combined projects will deliver over 4,000 
dwellings, supported by new schools, roads and 
general infrastructure. 

Hospitals, shopping centres and the JBS meatworks 
are expanding. 

Suburb Sales 
Houses Median Houses 1-year 

Growth
Growth 
Average

Median 
Yield

Augustine Heights 102 $545,000 3 %    -1 % 4.1 %

Bellbird Park 123 $375,000 0 % 1 % 4.9 %

Brassall 218 $341,000 1 % 0 % 5.3 %

Bundamba 98 $311,000 5 % 1 % 5.2 %

Camira 125 $410,000 5 % 2 % 4.6 %

Collingwood Park 127 $339,000    -2 % 0 % 5.2 %

Eastern Heights 76 $320,000 6 % 2 % 4.9 %

Goodna 160 $312,000    -4 % 0 % 5.3 %

Leichhardt 72 $243,000 2 % 0 % 5.9 %

North Ipswich 114 $290,000 5 % 0 % 5.4 %

Raceview 182 $325,000 3 % 1 % 5.4 %

Redbank Plains 284 $335,000 0 % 1 % 5.2 %

Ripley 45 $396,000    17 % 3 % 4.7 %

Silkstone 88 $319,000 6 % 2 % 4.8 %

Springfield 92 $420,000    -2 % 1 % 4.7 %

Springfield Lakes 370 $431,000    -2 % 1 % 4.8 %

Yamanto 73 $356,000    -1 % 1 % 5.1 %
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Heavy vehicle manufacturer Volvo, which builds up to 
3,500 trucks each year, has just opened a $30 million 
headquarters at Wacol and announced plans for a 
$25 million expansion of its manufacturing plant. 
Volvo employs 530 people after adding 160 workers 
in the last two years.

Citiswich, a 350ha industrial estate and logistics hub 
at Bundamba and owned by Walker Corporation, 
is reportedly Queensland’s largest industrial 
development.

Recent road upgrades across the Brisbane region 
mean travel times between Citiswich and key 
centres such as the CBD, Brisbane Airport, the Port 
of Brisbane, north and south Gateway arterials and 
the TradeCoast Precinct have been reduced. 

Travel Centre, The Reject Shop, OneSteel, Caltex and 
Australian Pharmaceutical Industries have taken up 
residence at Citiswich while $120 million is currently 
being spent on three other projects: Costco; TAE 
Aerospace’s new headquarters; and Queensland 
Urban Utilities depot.

These are to be joined by a distribution centre, 
marked for commencement in 2019 by Walker 
Corporation.

And it’s not all about industry, the Brisbane Lions 
AFL club plans to build a $70 million stadium and 
headquarters at Springfield.

These projects are creating thousands of jobs.

Meanwhile, the Ipswich City Council is spending 
$150 million on revitalising the CBD. The project will 
see Council’s administrative offices, city library and 
civic centre relocated. The Council also has plans to 
build a $100 million performing arts complex.

Another long-term Council project is a motor-sport 
precinct master plan. 

- Defence Force
The RAAF Amberley Airbase is a key driver in the 
local economy. Between now and 2036, the Federal 
Government will contribute $1.5 billion towards 
expanding the base, funding more accommodation 
for personnel, new maintenance facilities and two 
new types of aircraft.

All this activity will generate 2,800 extra jobs.

In another financial coup, Rheinmetall Defence will 
build 211 Boxer armoured vehicles costing $5.2 
billion for the Australian Army. 

Recommended Locations
The following precincts within Ipswich City stand 
out for their growth prospects:-

- THE REDBANK PRECINCT

• Redbank • Goodna
• Redbank Plains • Bellbird Park
• Collingwood Park

The Redbank precinct has much  potential because 
of  new residential, retail and industrial development 
including new schools. It has major road and rail 
links to central Brisbane, extensive shopping 
facilities and affordable homes. 

The precinct borders high-development growth 
areas such as Springfield and Brookwater.  

The train trip from Springfield to Brisbane on the 
Richlands to Springfield train line takes about 40 minutes.

Employment options are being boosted by industrial 
estates, especially the $1 billion Citiswich industrial 
estate.

Swanbank Enterprise Park, developed by Investa, 
is turning disused coal mining land into one of 
Australia’s biggest business and industry precincts 
with the potential to create up to 15,000 jobs. 

Major retail centres, Redbank precinct

• Redbank Plaza
• Redbank Plains Shopping Village
• Redbank Tavern Plaza Shopping Centre
• Orion Greater Springfield Shopping 

Complex, Springfield
• Masters hardware store, Springfield
• Brookwater Retail Village.

To fulfil the contract, Rheinmetall is first building a 
$170 million manufacturing plant at Wacol, engaging 
Watpac to carry out the construction work. 

Combined, the two projects would create 1,450 jobs 
and deliver $1 billion to the state’s economy over 10 
years.
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The developer of Ripley Valley, Sekisui House,  
plans to develop a manufacturing plant in the area. 
The 194ha development will feature retail and 
commercial premises as well as 4,000 dwellings.

Two words of warning
- Subsidence
Ipswich attracted national media attention in 2008 
when homes built over disused coal mines in 
Collingwood Park suffered serious damage through 
subsidence. 
Another incident involving an old mine shaft at Basin 
Pocket occurred in August 2016. 
The Ipswich City Council says only 1% of homes in 
the city have been built over coal mines. Investors, 
however, would be wise to check before buying in the 
area. 
Ipswich City Council offers an online mapping 
system designed to help property buyers identify 
areas affected by past mining.

- Floods
Ipswich was affected by flooding in 1974, 2011 and 
2013. New flooding provisions adopting the 1974 
flood level as the key residential development line 
for the city have subsequently been implemented.

Flood mitigation has been carried out at Redbank 
Plains, Raceview, Yamanto, Brassall and Ipswich 
Central.

The $350 million Redbank Motorway industrial park 
will eventually employ 2,300 people.  

The facility for the $5 billion project to build 211 
Defence vehicles will be in this precinct. 

- INNER EASTERN SUBURBS

• Booval • Tivoli
• East Ipswich • Silkstone
• Bundamba

A cluster of suburbs east of the Ipswich CBD stands 
out: there are numerous suburbs with median prices 
under $320,000, including Booval, East Ipswich,  
Bundamba, Tivoli and Silkstone. 

East Ipswich, which has many character houses 
ripe for renovation, is one of the most under-rated 
precincts in the Ipswich LGA.

- THE SOUTHERN PRECINCT

• Yamanto • Deebing Heights
• Ripley

The precinct south of the Ipswich CBD is a growing 
area because the suburbs are more affordable than 
those closer to central Brisbane.  In Ipswich, buyers 
can find new four-bedroom two-bathroom homes 
with double garages at affordable rates and in a 
family environment.

More than $12 billion has already been invested in 
developing Springfield, with only a fifth of the project 
completed. The entire project will cost $85 billion.

The Ripley Valley area, 5km south of the Ipswich 
CBD, is projected to have a population of 120,000 in 
20 years, compared with 5,000 currently. 

Stage one of the Ripley Town Centre opened in 2018. 
Eventually, the $1.5 billion development will provide 
jobs for up to 30,000 locals.

The Government is investigating three railway stations 
in the valley, including one in the town centre, although 
no funding has yet been committed. The possible route 
of a future rail corridor would run from Springfield 
Central and through Ripley in a loop to Ipswich.
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Project Value Status Impact

RAAF Base Amberley 
expansion

$300 million Under construction
Completion expected by 
2020

The project includes 
facilities to house 
10 C-27J Spartan 
battlefield airlifters

RAAF Base Amberley 
- upgrade of E-7A 
Wedgetails (combat 
aircraft)

$583 million Approved
Project to be completed 
by 2022

Jobs: 120
The upgrade impacts 
both Amberley and 
Williamtown bases

INFRASTRUCTURE – GENERAL

Major projects currently impacting the region are:

INFRASTRUCTURE – HEALTH AND MEDICAL FACILITIES

Project Value Status Impact

Springfield Health City

Springfield Land Corp

$200 million Under construction
Stage 1 of the Mater 
Private Hospital 
Springfield is completed

Includes hospital 
facilities, aged care and 
retirement units

COMMERCIAL DEVELOPMENTS

Project Value Status Impact

Karalee Shopping 
Village expansion

$80 million Under construction
Completion expected in 
2019

Yamanto Central 
Shopping Centre

Kelly Consolidated

TBA Approved A 3-storey food and 
retail hub including 
Coles and Kmart

Citiswich Business Park

Walker Corp

$1 billion Under construction
$120 million is being 
spent on 3 new 
premises 

Caltex, Travel 
Centre, Reject Shop, 
OneSteel, Australian 
Pharmaceutical are 
tenants

Brisbane Lions AFL 
Stadium and HQ

$70 million Proposed
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Project Value Status Impact

Metroplex Westgate 
project, Wacol

GPT and Metroplex

$350 million Under construction
Stage 1 completed in 
February 2017

Jobs
10,000

Former Army Barracks 
(60ha) will be converted 
into mixed industry, 
retail and commercial 
space

Orion Springfield 
Central expansion

Mirvac

$154 million
Event Cinemas, 
Target, Coles, 80 extra 
retailers, cafes and 
restaurants

Under construction
Stage 2 opened in July 
2016

Jobs
700 retail
440 construction

New Generation 
Rollingstock project, 
Wulkuraka station

Qtectic  (Qld Govt)

$4.4 billion Under construction 
Trains have been built 
but require modification 
for disability access. 
NGR trains are now 
operating on 8 metro 
rail networks

Jobs
150

The project will deliver 
75 nine-car trains 
and a purpose built 
maintenance centre

Inner city revitalisation 
project

Ipswich City Council

$150 million Under construction Includes a new Council 
admin building, new 
library, commercial, 
retail, entertainment 
and food precinct

New manufacturing 
plant, Wacol

Rheinmetall Defence 
Australia

$170 million Under construction
Watpac is building the 
plant

Jobs
1,450 across the two 
Rheinmetall projects

Defence manufacturing 
contract, Wacol

Rheinmetall Defence 
Australia

$5.2 billion Approved
211 new armoured 
vehicles are to be built 
for the Australian Army

Jobs
1,450 across the two 
Rheinmetall projects

COMMERCIAL DEVELOPMENTS
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RESIDENTIAL DEVELOPMENTS

Project Value Status Impact

Providence, master-
planned city, Ripley 
Valley

Amex Ripley Valley

$2 billion Under construction A town centre, sporting 
facilities, schools and 
7,000 homes

Apartment complex, 
City Centre North (next 
to Springfield train 
station)

Springfield Land Corp

$6 billion Proposed
To be developed over 15 
years

10,000 apartments are 
planned

Ecco Ripley

Sekisui House

$1.4 billion Under construction A long-term project to 
create 4,000 homes

Monterea Ripley $300 million Under construction 900 dwellings

Retirement village, 
Ripley Valley

Aveo Group

$1 billion Under construction 2,400 dwellings are 
planned

Waterlea, Walloon $350 million Under construction 1,500 lots for 4,500 
residents

Springfield Rise, Spring 
Mountain

Lendlease

TBA Under construction 4,000 dwellings

675 construction jobs 
per year for 10 years 
and 500 operational 
jobs
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Project Value Status Impact

Norman Street bridge, 
linking North Ipswich 
& East Ipswich over the 
Bremer River

$320 million Proposed
Would require funding 
from all three levels of 
government

Ipswich Motorway 
upgrade, Darra to 
Rocklea

State & Federal Govt

$400 million
The motorway will be 
widened from four to six 
lanes from Rocklea to 
Darra

Under construction
Completion expected in 
late 2020

Jobs
470 during 
construction 

Cunningham Highway 
upgrade - Yamanto to 
Willowbank

Ipswich City Council

$276 million Proposed
Would need funding from 
the State Govt

Extended rail line, 
Springfield Central to 
Redbank Plains

$150 million Proposed
Would need funding from 
the State Govt

INFRASTRUCTURE – TRANSPORT 



https://triplezeroproperty.com.au/
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Highlights
• $1.2 million Moreton Bay Rail Link
• $590 million Newport project
• New Regional University Precinct
• $140 million Westfield North Lakes   

 redevelopment

• Bayside lifestyle
• Affordability (houses & units)
• Revitalised image
• Infrastructure spending

Suburb -
 houses 

Typical 
prices

Suburb - 
houses

Typical 
prices

Suburb - 
units 

Typical 
prices

Kippa-Ring $434,000 Redcliffe $439,000 Kippa-Ring $295,000
Margate $449,000 Scarborough $520,000 Margate $405,000
Newport $830,000 Woody Point $491,000 Redcliffe $403,000

REDCLIFFE PENINSULA
South East Queensland

The Redcliffe Peninsula finally has the transport link that it’s been promised for 
decades. The opening of the $1.2 billion Moreton Bay Rail Link – providing a rail 
connection from Kippa-Ring to Petrie and onward to the Brisbane CBD - is a game-
changer for real estate on the Peninsula.

The market is responding, with some suburbs delivering solid price growth in the 
past couple of years.

The Redcliffe Peninsula may be geographically close to Brisbane, but it has suffered 
for years from transport links that did not keep pace with demand. 

Redcliffe was first connected to the ‘mainland’ in 1935 by the 2.7km Hornibrook 
Bridge, which helped the establishment of Redcliffe as a seaside suburb. It was 
replaced in 1979 by the concrete Houghton Bridge and then in 2010 the $315 million 
Ted Smout Memorial Bridge was opened. 

Now direct rail links – promised at state elections for decades without being delivered 
– have finally been constructed. 

The appeal of the precinct has also been enhanced by ongoing improvements to 
lifestyle elements on the Peninsula.
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Location

• 28km north-east of Brisbane 

• Suburbs on the Redcliffe Peninsula, 
Moreton Bay

• Accessible via Gympie Road or the 
Gateway Motorway, then Anzac Avenue

• Part of Moreton Regional Council, the 
third largest LGA in the nation.

Population & Demographics 

• Population Redcliffe 2016:   59,500
• Median age Redcliffe:        45 
• Population Moreton Bay 

 Region 2016:   425,000
• Projected population 

 Moreton Bay Region 2041: 656,000

One of the fastest developing places in 
Australia.

Source: 2016 Census

Since the 1880s, Redcliffe has been a popular seaside 
resort location due to its proximity to Brisbane. But in 
recent years it has become a collection of dormitory 
suburbs for people commuting to work elsewhere.

A high proportion of the 55,000 people who live in the 
Redcliffe precinct commute to work in Brisbane and 
the fast-developing northern suburbs of the Greater 
Brisbane area. 

But there are plenty of jobs locally too, with a dozen 
schools, two hospitals, three marinas and major 
shopping centres. 

According to Census statistics, 17% of the working 
population are engaged in retail trade, 13% in 
manufacturing and 10% in health and community 
services. 

Redcliffe is marketed as a tourism destination, with 
22km of beaches, good fishing, whale-watching and 
attractions like the Redcliffe Museum, the historical 
Redcliffe Jetty and Settlement Cove aquatic park. 
Redcliffe became home to Bee Gees Way in 2013 
when the last surviving member of the Bee Gees, 
Barry Gibb, unveiled a statue of the famous band 
members who grew up in the seaside town. 

The Redcliffe Jetty Sunday markets attracted 
350,000 visitors in 2017.

Recent infrastructure and property developments 
include:

• $140 million upgrade of Westfield North Lakes

• the upgrade of the Houghton Highway Bridge

• a $27 million upgrade of Redcliffe Hospital 

• the $65 million Woolworths-anchored Bluewater 
Square shopping centre

• an $80 million upgrade of the nearby Kippa-Ring 
Shopping Village

• a high-rise hotel with 184 residential and serviced 
apartments in place of the old Seabrae Hotel

• Azure Blue Aged Care, a $50 million facility 
comprising 122 apartments and 96 hospital 
beds.

Economy and Amenities



23TOP 5 BRISBANE HOTSPOTS  January to May 2019 - REDCLIFFE PENINSULA

The Peninsula offers affordable dwellings, proximity 
to Brisbane and the laid-back atmosphere of a 
bayside village. 

Redcliffe has had solid growth since its suburbs were 
identified by people looking for affordable bayside 
real estate within striking distance of employment. 
It had a price peak in 2008 and another in 2010. 

The following years saw subdued growth, with most 
of the peninsula markets experiencing declines in 
median house prices in 2011-12, before the first 
signs of a return to growth in 2013 and 2014. 

The extension of the train line to Redcliffe in 2016, 
taking in new stations at Kallangur, Murrumba 
Downs, Mango Hill, Mango Hill East, Rothwell and 
Kippa-Ring gave the Peninsula a much needed boost 
and improvements are beginning to materialise.

Our Spring 2018 survey for the Price Predictor Index  
identified Redcliffe and Kippa-Ring as rising markets. 
Each has affordability and solid infrastructure as 
drivers of growth, Kippa-Ring being near the new 
Kippa-Ring train station. 
The median house rents in Clontarf, Kippa-Ring and 
Margate range from $365 to $385 and investors can  
find  houses priced in the mid-$400,000s in several 
suburbs across the precinct.
Most Peninsula suburbs have long-term growth 
averages around 3% per year and yields ranging 
from 4.2% to 4.6%. 

Property Profile Numerous unit projects are approved and in addition 
to those listed in the tables under “Future Projects”, 
another 310 units across six projects are approved 
in the suburbs of Margate, Scarborough and Woody 
Point, according to the database of urban.com.au.

There are also unit projects under construction at 
Newport and North Lakes, but for now, the best 
yields in the unit market are 5.8% in Kippa-Ring. 
The median unit price in Kippa-Ring is $295,000 
based on 41 annual sales. 
Vacancies are generally low to moderate  throughout 
the precinct, although vacancies in Kippa-Ring 
have been unsettled since mid-2016, rising to 
7% in November 2016 and fluctuating beyond the 
benchmark of 3% on several occasions. 

At present, vacancy rates in the main Peninsula 
postcodes are below 3.0%.

The suburbs listed below are a sample of the Redcliffe house market: 

Suburb Sales 
Houses Median Houses 1-year 

Growth
Growth 
Average

Median 
Yield

Clontarf 154 $450,000  1 %  3 % 4.4%

Kippa-Ring 175 $434,000      5 % 2 % 4.6%

Margate 143 $449,000 -1 % 3 % 4.2%

Newport 99 $830,000  1 % 0 % 3.9%

Redcliffe 151 $439,000 -3 % 3 % 4.4%

Scarborough 141 $520,000     -5 % 3 % 3.9%

Woody Point 65 $491,000  9 % 3 % 3.9%

P/code   Suburbs     Vacancy Rate

4019    Margate, Woody Point, 
  Clontarf     1.8 %

4020    Redcliffe, Scarborough    2.6 %

4021    Kippa-Ring      2.2 %

REDCLIFFE VACANCY RATES

Source: sqmresearch.com.au

Source: CoreLogic. “No. of sales” is the number of house sales in the past 12 months; “10yr ave.” is the average annual rise in 
median house prices in the past 10 years. “Snr”: Statistically not reliable.
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The Redcliffe unit market can be summarised as: 

Suburb Sales 
Units Median Units 1-year 

Growth
Growth 
Average

Median 
Yield

Kippa-Ring 41 $295,000  6 % 1 % 5.8 %
Margate 46 $405,000  8 % 1 % 4.5 %
Redcliffe 151 $403,000 -6 % 2 % 4.7 %
Scarborough 116 $498,000  2 % 3 % 4.1 %
Woody Point 78 $420,000   -13 % 5 % 4.3 %

Source: CoreLogic. “No. of sales” is the number of house sales in the past 12 months; “10yr ave.” is the average annual rise in 
median house prices in the past 10 years. “Snr”: Statistically not reliable.

Government Policy

Sea Change 

Transport Infrastructure

Urban Renewal

CORE INFLUENCESFuture Prospects
The opening of the train line to Kippa-Ring in 2016 
is now luring interstate investors to the Redcliffe 
Peninsula. 

General manager at LJ Hooker Redcliffe, Kylie 
Loof, says that before the line opened, about 30% of 
investors were from interstate. Now it’s about 50%.

Train services have been needed because Moreton 
Bay region is the third largest local government area 
in Australia and one of the fastest-growing areas in 
the country with the population set to exceed 500,000 
by 2031.

In the past, transport in the Moreton Bay region 
was heavily geared towards cars. More than half the 
region’s population departed the area every day to 
travel to work with the vast majority (83%) using a 
private vehicle for their journey.

That is now changing, thanks to the new rail link.

An express train from Kippa-Ring takes 45 minutes 
to reach the Brisbane CBD, compared with over an 
hour by car in peak-hour traffic.  Each full train on 
the new line removes 600 cars from surrounding 
roads, thus reducing congestion. 

News of the rail link has prompted around $215 
million of investment in the region in recent years. 
The Redcliffe waterfront has been revitalised with 
cafes, restaurants, bars and weekend markets. 

Since January 2016, numerous residential 
developments have been approved by MBRC in 
the suburbs adjacent to the rail line, including  
townhouse developments and apartment buildings 
in suburbs such as Kallangur, Murrumba Downs and 
Mango Hill.

Stockland is building 1,673 homes, some of which 
will include waterfront access, in a $590 million 
project which will take 10 years to complete. It also 
has approval to begin work on the Newport Shopping 
Centre.

The nearby suburb of North Lakes has evolved with 
three schools, six child-care centres, an industrial 
estate, an 18-hole championship golf course, 80km 
of bikeways and walkways, 53 parks and eight sports 
fields. 

A $140 million expansion of Westfield Northlakes 
has recently been completed. The centre now offers 
IKEA, Kmart, JB HiFi, Cotton on Mega, Rebel, Event 
Cinemas and 60 additional stores.

As more people come to live in North Lakes, the list 
of amenities continues to grow.

It includes a private hospital, medical facilities, 
vet services, retirement village, a TAFE Skills Tech 
facility and $45 million community hub. 

North Lakes has helped to lift the appeal of the 
Redcliffe Peninsula suburbs by improving the 
lifestyle and amenities of the area.
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The following projects will impact economic activity in the Redcliffe Region:

INFRASTRUCTURE – EDUCATION

Project Value Status Impact

New Moreton Bay 
Regional University 
Precinct

Sunshine Coast Uni

TBA
Will cater for 10,000 
students by 2030

Proposed Will create increased 
demand for rentals in 
the region.

INFRASTRUCTURE - GENERAL

Project Value Status Impact

New Dolphin Stadium

Redcliffe Dolphins

$12 million
A rugby league stadium 
to seat 10,000

Completed Economic benefits
$32 million per year

Newport Shopping  
Centre

Stockland

TBA
Includes restaurants, 
health services, indoor 
sports facility, offices

Aproved Jobs
467 construction
150 operational

Multi-storey car park, 
Redcliffe Hospital

State Government

TBA Proposed An extra 600 car spaces 
are planned

RESIDENTIAL DEVELOPMENTS

Project Value Status Impact

Newport, Scarborough

Stockland

$590 million
A 1,600-home master-
planned community

Under construction
Completion expected 
around 2025

Jobs
3,000

Retirement village, 
Newport

Stockland

$69 Million Under construction

Units, 55 Redcliffe Pde

Suncity Homes

TBA Under construction
Completion expected in 
2019

90 units above shops

Units and hotel, 156-158 
Griffith Rd, Newport

Kindred Devts

TBA Proposed 90 mid-rise units and 
120 hotel rooms
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Project Value Status Impact

Units, 86-90 Prince 
Edward Parade, 
Redcliffe

TBA Approved 47 mid-rise units

Units, 133-151 Redcliffe 
Parade, Redcliffe

TBA Approved 89 high-rise units

Units, 99-101 Sutton 
Street, Redcliffe

TBA Approved 76 mid-rise units

Units, 81 Sutton Street, 
Redcliffe

TBA Approved 99 mid-rise units

VIDA North Lakes

Stockland

TBA Under construction 96 low-rise units

Units, 19-23 Redcliffe 
Parade, Redcliffe

TBA Proposed 163 mid-rise units

Units, 1785 Anzac 
Avenue, Mango Hill

Mango Hill Property

TBA Proposed 715 mid-rise units

Units, 92-96 Hornibrook 
Esplanade, Clontarf

Hastone Australia

TBA Proposed 93 mid-rise units
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Highlights
• Strong middle market sector

• $1.1 billion Herston Quarter
• $80 million Inner City Bypass 

upgrade
• Good transport links

• $355 million Chermside Shopping 
Centre upgrade

• $1.2 billion Racecourse Village 
project

• $270 million Circa Nundah Village.

Suburb - 
houses Typical prices Suburb - 

houses Typical prices Suburb - 
units Typical prices

Alderley $840,000 Mitchelton $657,000 Gaythorne $375,000

Everton Park $615,000 Stafford $613,000 Kedron $406,000

Kedron $728,000 Stafford Hts $615,000 Kelvin Grove $405,000

Keperra $528,000 Windsor $785,000 Lutwyche $475,000

BRISBANE NORTHSIDE
Metropolitan Brisbane

Brisbane is enjoying a renewed confidence following commencement of the Queens 
Wharf development and the announcement of the Cross River Rail – both mega-
projects destined to generate economic activity and jobs.

Brisbane Northside can expect to benefit not only from these projects, but also 
several large commercial, medical and residential developments that are now under 
way – for example, the $1.1 billion Herston Quarter venture and the $1.2 billion 
Racecourse Village project.

Transport infrastructure in Brisbane Northside has been enhanced by major 
upgrades in recent years, improving connectivity to the CBD, western suburbs and 
the airport, thus reducing commuting time for workers. 

Part of the appeal of Brisbane Northside is that its economy is solid, boosted by 
large employers such as hospitals, government departments and the Queensland 
University of Technology. 

With attractive unit prices in suburbs such as Enoggera, Kelvin Grove and Herston 
- where there is a high percentage of renters - there are opportunities for investors 
to buy affordably and achieve good rental returns. Investors, however, need to check 
vacancy rates, which are high in some unit markets.
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Population
• ERP 2016:  112,700 

• Median age:      33

Source: Queensland Government Statistician’s Office

The majority of suburbs of Brisbane Northside are 
within a band lying up to 13km north or north-west 
of the Brisbane CBD. 

Unlike other capital cities within Australia, there 
are only a small number of Local Government Areas 
covering the Greater Brisbane metropolitan area 
– and all the suburbs analysed in this report are 
covered by one single LGA, Brisbane City.

Gympie Road, a major arterial road running north–
south through the northern parts of Brisbane, 
connects the CBD to the Bruce Highway and 
Gateway Motorway, providing access to the Redcliffe 
Peninsula and the Sunshine Coast.

Brisbane Airport is accessible via Airport Link, 
a tunneled motorway which links to the CBD via 
Windsor, Lutwyche and Wooloowin.

The Ferny Grove metropolitan train line has stations 
at Windsor, Wilston, Newmarket, Alderley, Enoggera, 
Gaythorne, Mitchelton, Oxford Park, Grovely, Keperra 
and Ferny Grove.

Location

Location

Suburbs covered in this report are:

• Albion
• Alderley
• Enoggera
• Everton Hills
• Everton Park
• Gaythorne
• Gordon Park
• Grange
• Herston
• Kedron
• Kelvin Grove
• Keperra
• Lutwyche
• Mitchelton
• Newmarket
• Stafford
• Stafford Hts
• Wilston
• Windsor

Population and Demographics
The estimated population of this region in 2016 was 
112,700 according to Brisbane Community Profiles: 
Resident Profile for Brisbane Northside region from 
the Queensland Government Statistician’s Office. 

This number is projected to grow to around 127,000 
by 2036, with the fastest average annual growth 
projected to be 3.8% in the suburb of Albion.

The average annual growth rate for Brisbane 
Northside from 2005–2011 was 1.7%, slightly lower 
than Brisbane City LGA growth of 1.8%.

The most populous area is Kedron–Gordon Park with 
14,000 residents.

The median age for Brisbane Northside is 33, lower 
than Brisbane City LGA average of 35.
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Hospitals, government departments and construction 
play a large role in providing employment across 
Brisbane Northside. 

This is reflected in data from the Queensland 
Government Statistician’s Office which reveals that 
19% of Brisbane Northside businesses relate to 
professional, scientific and technical fields; 15% 
cover construction; 12% provide rental, hiring and 
real estate services; and 9% include health care and 
social assistance.

The most notable hospital is the Royal Brisbane & 
Women’s Hospital (RBWH), Herston. RBWH is the 
largest tertiary referral hospital in Queensland. 
employing 7,450 staff and admitting 90,000 people 
every year. It is estimated that 65% of patients come 
from within a 15km range of the hospital; a range 
that covers much of Brisbane Northside.

The Prince Charles Hospital, Chermside holds 
a notable reputation for treating cardiac/heart 
conditions and employs 3,500 staff.

Next to the Prince Charles Hospital is the Holy Spirit 
Northside Private Hospital and in nearby Everton 
Park is the North West Private Hospital.

Numerous government offices are located 
throughout Brisbane Northside. The Australian 
Tax Office has an office at Chermside, as does the 
Department of Corrective Services. Emergency 
Services Queensland is headquartered at Kedron and 
Queensland Ambulance Services has administration 
offices at Centro Lutwyche.

Westfield Chermside is the busiest shopping centre 
in Queensland, according to Roy Morgan Research. 
On average, 318,000 people shop there each month. 
Westfield Chermisde is anchored by Myer, David 
Jones, Kmart, Target, Big W and Coles. It has a 
16-screen cinema complex, a bowling alley and 
Chermside bus station, a major transport hub for 
the north of Brisbane. A $355 million redevelopment 
of the shopping centre was completed in June 2017. 

The Australian Defence Force has a major presence 
at the Enoggera Barracks which recently underwent 
a $770 million redevelopment. As a result of the 
project, the number of personnel based at Enoggera 
rose to 5,600. 

Defence Housing Australia now has several housing 
projects either planned or under way in the suburbs 
of Enoggera, Everton Park, Stafford and Chermside.

Economy and Amenities The Queensland University of Technology campus 
at Kelvin Grove has around 40,000 enrolments, 
including 6,000 international students, and employs 
4,000 academic staff. The Kelvin Grove campus 
is connected to Kelvin Grove Urban Village, a 
development with residential, education, retail, 
health and business elements in one precinct.

Property Profile
Brisbane Northside, a key middle-ring area of the 
city market, had a busy market in the three years 
leading up to the end of 2017. In 2018 the market 
moderated a little, but many suburbs recorded solid 
to strong growth in their median house price.

Changes can be expected now as several large 
construction projects get under way, generating 
economic activity and jobs. This trend, combined 
with other factors, creates confidence of better 
performance in the Brisbane market.

There was a high level of unit construction in the 
Brisbane Northside precinct from 2014 to 2017, 
causing higher vacancies in suburbs like Albion, 
Herston, Lutwyche, Kelvin Grove and Windsor.

In the 12 months to February 2016, building approvals 
for 173 new houses and 1,821 units were issued in 
the Brisbane Northside precinct. 

Unit construction has abated since then; approvals 
for the 12 months to May 2017 were 199 houses and 
633 units. Nevertheless, a shift in the dwelling mix 
(the houses:units ratio) has occurred and vacancies 
are falling.
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Gordon Park has had a 15% increase in median 
house prices in the last 12 months and Nundah 
10%, while other suburbs registering good growth 
include Stafford Heights (up 8%), Alderley (up 7%) 
and Grange and Kelvin Grove (which each had a 6% 
uplift). 

On average over the last 10 years, Grange has 
recorded 5% growth per year, though 3–4% growth 
is more common across the remainder of the region. 

Median unit prices across the precinct are mostly in 
the $400,000s, with median yields generally in the 
4% to 5% range, according to CoreLogic.

The best long-term growth, i.e. the average annual 
growth in median unit prices over the past 10 years,  
can be found in Boondall where the rate is 5% per 
year.

Most vacancies across this precinct were above 3% 
in mid-2017; Albion was 6.5%, Herston and Kelvin 
Grove were both above 5%. Only Keperra had low 
vacancies at 1.3%.

Most of these have all fallen in the last 12 months 
with many suburbs now well below 3%. Albion, 
Herston and Kelvin Grove are yet to stabilise and fall 
within the benchmark of 3%.

The unit oversupply of the past promises to be 
reigned in by new laws passed by Brisbane City 
Council which will ban units being built in areas 
zoned for single homes, including, for example, 
parts of Wavell Heights, Carseldine, Morningside, 
Kenmore and Manly. This in turn is likely to manifest 
into price rises.

The 2016 Census saw a noticeable shift in the level 
of home ownership and the ratio of units to stand 
alone houses. 
The most noticeable difference occurred in Albion 
where property ownership fell from 49% to 37%,     
co-inciding with an 11% uplift in the number of units, 
from 55% in 2011 to 66% in 2016.

This suggests many of the new units are owned by 
investors and occupied by tenants.

But as there is a large number of suburbs covered 
in the study area, considerable variances can arise 
from suburb-to-suburb.

The table on the following page provides a breakdown 
of home ownership and dwelling structures of 
Brisbane Northside compared to the Brisbane City 
LGA average, based on the 2016 Census.
The more affordable suburbs, i.e. suburbs with 
houses priced in the $500,000s, include Boondal, 
Everton Hills and Keperra, according to CoreLogic. 

Postcode Suburbs       Vacancy rate

4010  Albion        4.5%

4051  Alderley, Gaythorne, Grange, Newmarket, Wilston  2.0%

4053  Everton Hills, Everton Park, Mithelton, Stafford,
  Stafford Heights       1.9%

4031  Gordon Park, Kedron      1.5%

4006  Herston        6.1%

4059  Kelvin Grove       4.5%

4054  Keperra        1.2%

4030  Lutwyche, Windsor      2.3%

4012  Nundah        2.3%

BRISBANE NORTHSIDE VACANCY RATES
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SUBURB HOME OWNERSHIP DWELLING STRUCTURES

Own their 
home

Pay a 
mortgage

Rent their 
home

% Houses % Units

Albion         16% 21% 56% 33% 66%

Alderley 24% 32% 42% 60% 39%

Enoggera 22% 32% 43% 68% 31%

Everton Park 29% 32% 37% 67% 33%

Grange 30% 44% 23% 86% 13%

Kedron - 
Gordon Park

20% 33% 44% 60% 40%

Kelvin Grove 
-Herston 

12% 21% 63% 35% 65%

Keperra 30% 32% 30% 86% 13%

Mitchelton 26% 35% 36% 81% 19%

Newmarket 21% 26% 47% 52% 44%

Nundah 15% 25% 57 % 26% 73%

Stafford 19% 29% 50% 68% 31%

Stafford Hts 33% 37% 27% 96%   3%

Wilston 29% 33% 35% 70% 29%

Windsor 17% 27% 53% 53% 46%

Wooloowin - 
Lutwyche

19% 28% 51% 47% 53%

Brisbane City 
LGA

27% 33% 37% 67% 32%

Source: 2016 Census
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Suburbs listed below are a sample of the Brisbane Northside house market:-

Source: CoreLogic – “growth average” is the average annual growth in median house prices over the past 10 years. Snr: “statistically 
not reliable”

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

Suburb Sales 
Houses Median Houses 1-year 

Growth
Growth 
Average

Median 
Yield

Alderley 80 $840,000 7 % 3 % 2.8%

Boondall 119 $515,000 3 % 3 % 4.3%

Enoggera 81 $720,000 4 % 3 % 3.4%

Everton Hills 88 $578,000 4 % 3 % 4.0%

Everton Park 143 $615,000 4 % 3 % 3.8%

Gordon Park 36 $880,000   15 % 4 % 3.1%

Grange 75 $954,000 6 % 5 % 2.8%

Kedron 129 $728,000 3 % 4 % 3.2%

Kelvin Grove 61 $841,000 6 % 3 % 3.1%

Keperra 108 $528,000    -2 % 3 % 4.2%

Mitchelton 127 $657,000 4 % 4 % 3.6%

Nundah 87 $755,000    10 % 3 % 3.1%

Stafford 98 $613,000 3 % 3 % 3.5%

Stafford Heights 123 $615,000 8 % 4 % 3.8%

Wilston 50 $953,000     SNR 3 % 3.3%

Windsor 75 $785,000    -8 % 3 % 3.4%

Suburb Sales 
Units Median Units 1-year 

Growth
Growth 
Average

Median 
Yield

Albion 83 $445,000 -10 % 3 % 5 %
Alderley 50 $444,000   14 % 3 % 4 %
Boondal 53 $410,000   -2 % 5 % 5 %
Enoggera 42 $385,000 -11% 0 % 5 %
Everton Park 108 $390,000 -13 % 1 % 5 %
Gaythorne 41 $375,000   -9 % 1 % 5 %
Kedron 63 $406,000   -2 % 3 % 5 %
Kelvin Grove 84 $405,000   -4 % 0 % 5 %
Lutwyche 65 $475,000    0 % 4 % 4 %
Mitchelton 45 $431,000   -2 % 3 % 5 %
Windsor 46 $434,000 -11 % 2 % 5 %



35TOP 5 BRISBANE HOTSPOTS  January to May 2019 - BRISBANE NORTHSIDE

- Transport
Improved connectivity across Brisbane Northside has 
been enhanced by various transport infrastructure 
projects. The $1.5 billion Legacy Way tunnel from 
Toowong to Kelvin Grove was completed in 2015. The 
4.6km tunnel links Brisbane’s western suburbs to 
Brisbane Airport (via AirportlinkM7), Royal Brisbane 
Hospital, RNA Showgrounds, Fortitude Valley, 
Newstead and Chermside Shopping Centre.

Another piece of major transport infrastructure is 
the Northern Busway which connects Brisbane’s 
northern suburbs to Brisbane City, major shopping 
centres and employment hubs. 

Once the Kedron to Bracken Ridge section is 
completed (most likely around 2026), the Northern 
Busway will connect to the wider bus network and 
reduce travel times for people travelling to and from 
Windsor, Lutwyche, Kedron, Chermside, Aspley and 
Bracken Ridge.

Work in this geographical region is progressing 
with completion of the upgrade of Telegraph Road, 
Brackenridge. The $160 million project has  improved 

flood resilience and widened the 4.3km corridor to 

four lanes.

The Inner City Bypass (ICB), which has helped to 
relieve inner-city congestion, borders Kelvin Grove. 
It is about to undergo an $80 million upgrade which 
will see the section between Legacy Way and the 
RNA tunnel widened from three lanes to four. This 
will increase capacity and allow for future growth 
along the key corridor.

The existing ICB carries 100,000 vehicles per day, 
which means it runs at up to 90% capacity.  

- Urban Renewal
A common approach in Australia’s capital cities is 
to facilitate urban growth through instruments such 
as Neighbourhood Plans. These legal documents 
guide development, taking into account population 
growth and infrastructure needs. Many plans aim 
to have higher-density housing near train stations, 
thus enabling residents to live within 20–30 minutes 
of employment hubs.  Brisbane too has adopted this 
approach.

The urban renewal plan for Albion will see higher-
density development close to Albion and Wooloowin 
Stations.

Some of the older suburbs of Brisbane Northside are 
yielding to progress, with higher-density dwellings 
beginning to take hold and upgraded transport links 
creating vital connections to the CBD and western 
suburbs. 

One suburb in particular which has captured the 
attention of researchers is Chermside. It is emerging 
as one of Brisbane’s fastest-growing suburbs, 
according to new forecasts by Resolution Research 
Strategists, who say there is an expected increase of 
8,500 residents between 2016 and 2036 for the area.

With good accessibility to the CBD, transport 
infrastructure, major hospitals, universities and 
the newly completed $355 million upgrade to the 
Westfield Shopping Centre, Chermside lends itself 
to unit living which appeals to professional workers, 
university students, young families and retirees.

At present, Chermside has $154 million worth of 
residential building approvals under way, a prelude 
to population growth which is tipped to reach 18,500 
by 2036.

Nundah, Herston and Eagle Farm are other suburbs 
undergoing major transformations. 

Nundah is being developed into a mixed-use village 
with bars, cafes, restaurants, office space and units.

Herston is earmarked for a $1.1 billion development 
over 10 years which will see the delivery of a new 
private hospital and specialist medical facilities next 
to the Royal Brisbane and Women’s Hospital. There 
will also be international standard research and 
educational facilities along with residential units for 
retirees or those needing aged care.

Closer to the airport, Brisbane Racing Club is 
overseeing the $1.2 billion Racecourse Village 
project comprised of 1,200 units, bars, restaurants, 
a hotel and shopping centre.

Future Prospects

Transport Infrastructure

Urban Renewal

The Stayers

CORE INFLUENCES
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The Ferny Grove - Upper Kedron Neighbourhood 
plan will also incorporate revised housing types 
and densities together with public transport and 
transport networks.

Recently, 100 jobs were created in this precinct with 
the opening of Bunnings at Keperra.

The Lutwyche Road Corridor Neighbourhood Plan, 
which took effect in September 2010, has seen the 
creation of two urban villages on the busway corridor 
– one in central Lutwyche and the other at Windsor 
east. 

Approximately 160 homes have been constructed 
within the two urban villages, many in apartment 
style buildings. Within the same time period, 550 
new homes have been approved.

The following projects will impact Brisbane Northside:

INFRASTRUCTURE - TRANSPORT

Project Value Status Impact
Inner City Bypass 
upgrade

Brisbane City Council

$80 million
Some sections will be 
widened from 6 to 8 
lanes, others from 3 to 
4 lanes

Under construction Travel times would be 
reduced by 13 mins

INFRASTRUCTURE - HEALTH AND MEDICAL FACILITIES

Project Value Status Impact
Herston Quarter

Australian Unity Group

$1.1 billion Under construction
Would be developed over 
10 years

Includes a new private 
hospital, research and 
educational facilities, 
and retirement units

COMMERCIAL DEVELOPMENTS

Project Value Status Impact
Lutwyche City Shopping 
Centre upgrade

Abacus Property Group 
JV Zenonos Group

$40 million
Would include new 
retailers

Under construction
Completed expected by 
2019

Mixed-use project, 
Ferny Grove Railway 
Station

Honeycombes Property 
Group

$100 million Proposed Includes supermarket, 
commercial space, 
cinemas and 64 
residential units
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Project Value Status Impact
The Hills Residences, 
Everton Hills

Sunland Group

$50 million Under construction 91 units are planned

Racecourse Village, 
Eagle Farm

Brisbane Racing Club

$1.2 billion Under construction
Woolworths opened in 
mid-2018

1,200 units, bars, 
restaurants, a hotel and 
shopping centre

Alondra Residences, 
Nundah

Lutheran Services

$30 million Under construction 52 retirement units are 
planned

Circa Nundah Village

Property Solutions

$270 million Under construction
Completion expected in 
2019

Includes 120 units, 
supermarket, 
commercial and  retail 
space

35 Woolworths St, 
Everton Park

Rogerscorp

TBA Proposed 378 mid-rise units 
across five buildings 
and commercial space

Fancutts Retirement 
Living, Lutwyche

RetireAustralia

TBA Proposed 218 aged care units are 
planned

8 Thomas St, Chermside

Honeycombes Property 
Group

TBA Approved 104 mid-rise units are 
planned

3-5 McConaghy St, 
Mitchelton

Lanberg Devt

TBA Proposed 212 high-rise units are 
planned

1-7 Northmore St, 
Mitchelton

Japara Healthcare

TBA Approved 106 high-rise units are 
planned

1A Northmore St, 
Mitchelton

Traders in Purple

TBA Approved 203 mid-rise units are 
planned

RESIDENTIAL DEVELOPMENTS
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Highlights
• Affordable housing
• Low vacancies and good yields
• $980 million in new infrastructure   
• Moreton Bay University Precinct
• $250 million Laguna North Lakes

• $2 billion North East Business Park
• Principal Regional Activity Centre in     

State Government plan
• Road and rail links to Brisbane and 

Sunshine Coast.

Suburb - houses Typical prices Suburb- units Typical prices

Burpengary $455,000 Burpengary $248,000
Caboolture $350,000 Caboolture $195,000
Deception Bay $351,000 Deception Bay $271,000
Griffin $469,000 Griffin $369,000
Morayfield $357,000 Morayfield $305,000

MORETON BAY REGION
Far northern suburbs of Brisbane

The Moreton Bay property market is beginning to gain momentum, fueled by new 
infrastructure projects, affordability and proximity to major Brisbane jobs nodes. 

The Moreton Bay Region, which covers the Brisbane metropolitan area’s urban sprawl 
in the northern growth corridor heading to the Sunshine Coast, has tracts of vacant 
land suitable for residential development as well as good rail and road links to Brisbane 
to the south and the Sunshine Coast (and beyond) to the north.

Construction has begun on some sections of the $2 billion North East Business Park 
and with a new university and a new town plan in prospect – including the new suburb 
of Caboolture West – the Caboolture-Morayfield area is destined to continue absorbing 
urban growth. 

This region has been identified by the State Government as a Principal Regional Activity 
Centre for major growth in the Brisbane area.

This market has several suburbs with rising demand, based on Hotspotting’s quarterly surveys 
of sales activity.
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Location
• 50km north of the Brisbane CBD
• Covers 2,000km² and 12 Council 

Divisions
• This report covers Divisions 2 & 3: 

Beachmere, Burpengary, Deception 
Bay, Narangba, Caboolture, Upper 
Caboolture, Caboolture South, 
Bellmere and Morayfield. 

(NOTE: The suburbs of the Redcliffe 
Peninsula, which also form part of the 
Moreton Bay Region, are covered in a 
separate Location Report).

Population & Demographics 

• Moreton Bay LGA:  425,000
• Projected population 2041: 656,000
• Median age:         38
• Children aged 0-14:      21%
• People aged 65+:      16%

With an annual growth rate of 2.8%, 
Moreton Bay Region is one of the fastest 
growing regions in Queensland. This 
compares to the Queensland average of 
1.9%.

Source: 2016 Census and Moreton Bay Regional Council

Economy and Amenities
Caboolture is a former timber and dairy centre. 
Cheap land, de-regulation of the dairy industry 
in 2001 and decline of the timber industry led to 
Caboolture changing from an agricultural centre to 
an urban village.

The introduction of electric trains and the upgrade of 
the Bruce Highway in the 1980s meant the Brisbane 
CBD could be reached in less than an hour. 

Train stations are located at Caboolture, Morayfield, 
Burpengary, Narangba, Dakabin, Petrie and 
Lawnton.

Morayfield Shopping Centre is the principal shopping 
complex, anchored by Coles, Big W, Target and 
Kmart, with 150 speciality stores, 3,000 car parks 
and a Birch Carroll and Coyle Cinema. 

Westfield North Lakes, which has recently undergone 
a $140 million expansion, is another major shopping 
centre in this precinct.

Caboolture has several state and private schools 
with more in the pipeline. The Caboolture North-
East Primary School opened in January 2017. 

Medical care can be sourced at Caboolture Hospital, 
a 206-bed hospital.

Attractions include an historical village and the 
Queensland State Equestrian Centre, a multipurpose 
events venue which hosts major equestrian events 
as well as the Farm Fantastic Expo. 

There is also the Caboolture Hub comprising a 
conference centre, art gallery and library.

Sporting  facilities include:

• $13 million Moreton Bay Complex, Burpengary 
(AFL)

• $9 million AFL precinct, Brendale  

• Caboolture Regional Aquatic Centre 

• Caboolture Golf Club

• Centenary Lakes Sports Club & Function Centre.

Citytrain has regular train services from the Brisbane 
CBD to Caboolture and the Sunshine Coast; these 
stop at Caboolture, Morayfield, Burpengary and 
Narangba. 

The new Moreton Bay Rail Link, which opened 
in October 2016, includes stations at Kallangur, 
Murrumba Downs, Griffin, Rothwell and Kippa-Ring.
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Property Profile
The affordable housing suburbs in the far north of the 
Brisbane metropolitan area are attracting growing 
attention from both home buyers and investors. 

It is this affordability, together with improvements 
to infrastructure and proximity to major jobs nodes, 
that is attracting home buyers to the Moreton Bay 
Region.

Most of the region’s suburbs have median house 
prices below $500,000, with several in the $300,000s. 

For now, the region still has large tracts of vacant 
land, a useful situation for a Local Government 
Authority dealing with rapid population growth. 

Sales numbers have doubled in the last seven years, 
says property analyst Michael Matusik, and this is 
leading to steady price growth.

Growth areas include Banksia Beach, Bellmere, 
Caboolture, Burpengary, Deception Bay, Kippa-Ring, 
Narangba, Petrie and Sandstone Point while Mango 
Hill is marked for the development of 1,000 houses.

The population in the Caboolture precinct, which 
includes Caboolture, Deception Bay, Burpengary, 
Morayfield and Narangba, is expected to increase by 
24,000 between 2016 and 2021. 

In support of this growth, it’s estimated that 13,500 
new dwellings will be needed. By 2041, Moreton Bay 
Regional Council (MBRC) anticipates the region will 
need an additional 88,000 dwellings.

Moreton Bay Region was the No.1 LGA in Australia 
for growth markets in the early part of 2018. It no 
longer has that title, but remains one of the nation’s 
leaders in terms of suburbs with rising demand. 

Hotspotting’s quarterly surveys of sales activity 
show that Moreton Bay LGA has multiple suburbs 
with rising demand. Growth locations include Albany 
Creek, Banksia Beach, Burpengary, Eatons Hill, 
Redcliffe and Kippa-Ring, with affordability and solid 
infrastructure among the drivers of growth.

It’s common for a rise in sales activity to take time 
to translate into annual growth in median prices and 
this is finally beginning to occur.

Upper Caboolture has taken the lead in the last 
12 months, delivering a median house price of 
$450,000 on the back of an 20% rise. Beachmere 
and Murrumba Downs have recorded increases of 
11% and 10% respectively.

Elsewhere, the growth is strengthening – 8% at both 
Narangba and Sandstone Point; 7% at Burpengary; 
and 5% at both Caboolture and Kallangur South.

• 27% own their homes outright
• 38% have mortgages
• 32% rent their homes

Source: 2016 Census

HOME OWNERSHIP

Postcode  Suburb                    Vacancy rate
4505 Burpengary         4.5 %
4510        Caboolture           1.9 %
4508        Deception Bay       1.6 %  
4506        Morayfield                2.6 %
4503 Murrumba Downs       2.4 %
4504        Narangba         2.9 %
4509 North Lakes           2.6 %
4511 Sandstone Point       1.7 %
4500 Warner         1.6 %

Source: sqmresearch.com.au

MORETON REGION VACANCY RATES
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The house market in the Moreton Region can be summarised as:

Source: CoreLogic. “No. of sales” is the number of house sales in the past 12 months. “Growth ave.” is the average annual growth 
in median prices over the past 10 years.“ snr” = statistically not reliable

Houses priced in the $300,000s or low $400,000s 
are readily available in most suburbs, the cheapest 
option being Caboolture South where the median 
price is $311,000.

Median rental yields on houses are generally in the 
4.4% to 5.3% range for most suburbs in this precinct. 

The majority of homes around Caboolture, Morayfield 
and Burpengary are standalone houses while small 
acreages are also popular. 

The unit market is small, with median prices in 
Burpengary and Deception Bay generally in the 
$240,000 to $280,000 range. 

Caboolture is cheaper ($195,000) and is the busiest 
of the unit markets with 109 annual sales. 

The returns on units are good; the median weekly 
rent of $275 in Caboolture will deliver a yield of 7.3% 
while the typical rent of $300 in Burpengary generates 
6.3%. The median rent is $310 in Deception Bay and 
the median yield is 6.0%.
Vacancy Rates
Vacancy rates throughout this precinct are generally 
low. Eight out of nine postcodes have vacancies 
below 3%, including four which are under 2%.

Those suburbs where new land estates are being 
developed are higher. This includes the Burpengary 
postcode (4.5%) and Murrumba Downs -though the 
rate in Murrumba Downs  has been falling since 
January 2018 and is now 2.4%.

This presents an attractive package for investors: 
affordable prices, low vacancies and high rental yields.

Suburb Sales 
Houses

Median 
Houses

1-year 
Growth

Growth 
Average

Median 
Yield

Beachmere 109 $415,000     11 % 2 % 4.4 %

Bellmere 147 $351,000 2 % 0 % 5.3 %

Burpengary 217 $455,000       7 % 2 % 4.5 %

Caboolture 492 $350,000 4 % 1 % 5.0 %

Caboolture South 158 $311,000 5 % 1 % 5.0 %

Deception Bay 338 $351,000 1 % 1 % 4.9 %

Griffin 152 $469,000 2 % 2 % 4.7 %

Kallangur 378 $398,000 5 % 2 % 4.9 %

Morayfield 406 $357,000 1 % 1 % 5.2 %

Murrumba Downs 146 $550,000     10 % 3 % 4.0 %

Narangba 372 $496,000 8 % 2 % 4.4 %

North Lakes 447 $489,000 1 % 1 % 4.6 %

Sandstone Point 82 $450,000 8 % 2 % 4.6 %

Upper Caboolture 78 $450,000     20 % 2 % 4.2 %

Warner 231 $520,000       4 % 2 % 4.7 %
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Future Prospects

Ugly Ducklings

Cheapies with Prospects 

Ripple Effect

Transport Infrastructure

Government Policy

CORE INFLUENCES
The Moreton Bay Region is one of the fastest-
growing urban areas in Australia. 

With 3,800ha of vacant land suitable for residential 
and commercial projects, the region is expected to 
grow 40% over the next 20 years. 

During this time, the suburbs of Kallangur, 
Murrumba Downs, Mango Hill, Rothwell, Kippa-Ring 
and Petrie are forecast to grow by 40,000 residents 
and 19,000 jobs.

MBRC has spent $980 million on community and 
transport infrastructure over the past six years and 
more serious infrastructure is predicted with the 
State Government naming Caboolture-Morayfield 
as a Principal Regional Activity Centre in the South 
East Queensland Regional Plan 2009-2031.

The $100 million Morayfield Health Hub which offers 
a range of medical facilities is an example of the new 
infrastructure.

- New University: Petrie
One of the key projects will be a university campus 
and precinct – the Mill at Moreton Bay – at Petrie. 

Expected to open in 2020, the precinct would cater 
for 10,000 students by 2030 and, ultimately, 20,000 
students. It is supported by Federal Government 
funding of $70 million to cover 7,200 student 
placements in the first three years.

Declared a Priority Development Area in 2016, the 
university precinct will provide 6,000 jobs by 2036. 
The educational facilities will be complemented by 
retail, commercial and residential sections.

The project is estimated to give a $950 million annual 
boost to the local economy.

This project, coupled with the opening of the new 
Moreton Bay Rail Link, is expected to fuel population 
growth, prompting the MBRC to introduce incentives 
for developers.

- North East Business Park, Caboolture
Another major development is the $2 billion North 
East Business Park, an integrated business, 
residential, commercial and light industrial precinct 
next to the M1.

The 769ha park will be developed over 15 years and 
will adjoin the the master planned community at 
North Harbour along the Caboolture River. 

The park will feature:

• 169ha mixed industry/business area

• 350-berth marina

• 500 dry boat stacker

• marina village

• community facilities

• 1,600 residential housing lots

• approximately 420ha of open space.

- Tourism
Tourism is gaining in popularity, especially for day 
trippers and 4WD enthusiasts. Attractions such as 
Pumicestone Passage, Redcliffe Peninsula, Mt Mee 
and Woodford Folk Festival lured  2.9 million visitors 
to the region in 2017. 

Concerts at Sandstone Point have increased demand 
for accommodation and in November 2018, the 
$20 million BIG4 Sandstone Point Holiday Resort 
opened. 

There are also plans for a permanent Abbeystowe 
tourist attraction in Caboolture with the MBRC 
signing off on a feasibility study into the creation of 
a 14th century medieval village.

The proposed project has been likened to Ballarat’s 
Sovereign Hill which employs 1,500 workers and 
contributes $228 million to the local economy.

- Future Developments

Other areas identified by the State Government for 
future development include Narangba East and 
Elimbah East, with Strathpine as a Major Regional 
Activity Centre. 
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Land around the Petrie and Strathpine train stations 
and the Strathpine Shopping Centre has been 
rezoned for medium-density housing while Gympie 
Rd has been earmarked to be a boulevard.

These are longer-term projects, but in the meantime, 
MBRC has announced plans to allow 1,600 dwellings 
to be built at Warner. 

The proposed Warner Investigation Area requires 
130 changes to zoning laws with State Government 
approval.

Strathpine and Morayfield train stations are 
undergong upgrades as part of the Queensland 
Government’s $300 million station upgrade program.

There are plans by the State Government to 
turn rundown buildings on Bribie Island into an 
aquaculture hub. The land is part of the Bribie Island 
Research Centre and aquaculture is worth $125 
million to the Queensland economy.

- Caboolture West
But probably the most interesting proposal is the 
Caboolture West Master Plan which covers 6,500ha 
west of Caboolture and Morayfield and extends north 
beyond Wamuran.

The Caboolture West site has been selected because 
much infrastructure is already in place and it is not 
significantly affected by slope, flood, water supply 
catchment areas or Class A agricultural land.

It is projected that Caboolture West would have a 40-
year development horizon accommodating 70,000 
residents. 

There would be seven new suburbs, three high 
schools, nine primary schools and new commercial 
and industrial areas.

There are provisions in the plan for 17,000 full-time 
jobs in the region, according to the local council.

To accommodate the expected growth from 
Caboolture West, as well as Morayfield South and 
Pine Valley, the Department of Transport and Main 
Roads will carry out a transport corridor study in 
2019. The Moreton Bay Western Arterial Corridor 
study will examine possible routes for an arterial 
road linking Dohles Rocks Rd, Kallangur, to Steve 
Irwin Way, Beerburrum.

- Sporting Facilities
MBRC plans to spend $26 million on improvements 
to three sporting facilities:

• Queensland State Equestrian Centre

• Moreton Bay Central Sports Complex

• Morayfield Sports & Event Centre.

The future Caboolture West 
would house 70,000 residents and 
generate 17,000 new jobs.

Major projects currently impacting the region are:

INFRASTRUCTURE – EDUCATION

Project Value Status Impact

The Mill at Moreton 
Bay University precinct, 
Petrie

Sunshine Coast Uni

$200 million
Will cater for 10,000 
students by 2030

Under construction Jobs
100 per year during 
construction;
6,000 in operations by 
2036
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INFRASTRUCTURE – TRANSPORT 

Project Value Status Impact

Bruce Hwy upgrade, 
Pine Rivers to Caloundra

$536 million
Brisbane to Caloundra 
is being upgraded to 6 
lanes

Under construction Needed to service 
strong population rises 
in the northern growth 
corridor

Morayfield train station 
upgrade

State Govt

TBA
Part of a $300mil State 
Govt package

Under construction
The old station is being 
replaced in full

Jobs
250

COMMERCIAL DEVELOPMENTS

Project Value Status Impact

North East Business 
Park, Caboolture

$2 billion Proposed
Has EIS approval with 
conditions

Includes a commercial 
precinct, 350-berth 
marina and 1,600 
homes

Laguna North Lakes

George Group JV with 
Pointcorp

$250 million Approved Retail, dining, office 
space, 140-room hotel 
and function centre

Newport Shopping  
Centre

Stockland

TBA
Includes restaurants, 
health services, indoor 
sports facility, offices

Approved Jobs
467 construction
150 operational

New office complex, 
Strathpine

Super Retail Group

$75 million Approved Jobs
470 operational

The Big Fish Travel 
Centre, Caboolture

Eildon Funds 
Management

$100 million Under construction Includes supermarket, 
retail and recreation 
facilities, medical centre 
and accommodation
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Project Value Status Impact

Caboolture West 
urban area, between 
Caboolture River Rd and 
D’Aguilar Hwy

TBA
New urban area: 
2 Town Centres, 7 
suburbs, about 12 
schools

Proposed
To proceed over 40 
years. Has been declared 
a Master Planned Area 
by the State Govt

Expected to ultimately 
have a population of 
70,000

Capestone, Mango Hill

Urbex

TBA Under construction 2,000 dwellings around 
a central lake, with 
retail plaza and child 
care centre.

Aspire, Griffin

Fairland Group

TBA Under construction 600 dwellings are 
planned

Park Vista, Mango Hill

Villa World

TBA Under construction 390+ lots (homes and 
units) are planned

Amity, Narangba

Pointcorp and Dahua 
Group

TBA Under construction
Completion expected in 
2020

467 residential lots are 
planned

Narangba Heights

Oxmar Properties

TBA Under construction 300 residential lots

Forest Ridge, Narangba TBA Under construction 130 residential lots, 
Woolworths and high 
school

Central Springs, 
Caboolture

QM Properties

$400 million Under construction 1,000 homes for 3,000 
residents

RSL Care Fernhill, 
Caboolture

$48 million Under construction
Completion expected in 
2020

Includes 162 rooms 
and retail space

RESIDENTIAL DEVELOPMENTS
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Highlights
• Gateway to Moreton Bay and Moreton 

Bay islands
• Relative affordability
• Proximity to CBD, Brisbane airport 

and Port of Brisbane

• $1.3 billion Toondah Harbour Priority 
Development Area

• Low vacancies
• Developer Incentives
• Weinam Creek Priority Devt Area

Suburb - houses Typical prices Suburb- units Typical prices

Capalaba $500,000 Capalaba $338,000

Redland Bay $569,000 Cleveland $412,000

Thornlands $640,000 Wellington Point $480,000

REDLAND CITY
South East Queensland

The municipality of Redland City, a former market garden region on Brisbane’s 
bayside, has caught the attention of the State Government and is destined for some 
diverse development. 

Two precincts within Redland City have been marked as Priority Development Areas. 
These bring promise of a new marina, revitalised retail, dining and entertainment 
areas, upgraded transport infrastructure (both marine and road), retirement villages 
and higher-density residential construction. 

Population growth and developer incentives are touted as being just two of the key 
drivers of future activity in Redland City. 

Only half an hour from central Brisbane, Redland City has easy access to the Port of 
Brisbane, and to the Brisbane and Gold Coast airports, providing opportunities for 
trade and export. This precinct is one of Brisbane’s largest jobs nodes.

The region’s property market appeals for its relative affordability and recent rises 
in  sales activity are translating into house price growth, which to date has been 
moderate. Vacancies well below the Brisbane average are a standout feature.
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Location

• 25–45km south-east of the Brisbane 
CBD

• On Moreton Bay

• Local LGA: Redland City Council

Population
• Population 2016:   147,000
• Projected population 2041: 200,000

Source: 2016 Census and Redland City Council

The area covered by Redland City Council is 
frequently referred to as “the Redlands”. It includes 
the Southern Moreton Bay Islands, North Stradbroke 
Island and the mainland from Redland Bay in the 
south, to Capalaba in the west and Thorneside to the 
north.

Redland Bay is the departure point for the Southern 
Moreton Bay Islands (Russell, Karragarra, Lamb 
and Macleay), while the Stradbroke Flyer provides 
passenger and vehicle ferry services daily to 
Stradbroke Island, departing from Toondah Harbour, 
Cleveland. 

- Administrative, Medical Facilities
The administrative premises of Redland City Council 
are located at Cleveland where there is also a 
hospital and medical precinct. 

Redland Hospital, which employs 1,000 staff, is co-
located with the Mater Private Hospital Redland, 
the Redland Health Service Centre and Redland 
Residential Care.

Another Cleveland landmark is the Redland 
Performing Arts Centre. Built in 2008, it has a 550-
seat concert hall and a variety of performance and 
function venues.

- Transport
Capalaba is the Redlands’ most populous suburb 
and is the City’s major business and retail centre. 
Capalaba has strong road links to much of the 
Redlands and Eastern Brisbane, the CBD and the 
Gateway Motorway.

The region is well serviced by metropolitan train 
services. The Cleveland train line has stations at 
Thorneside, Birkdale, Wellington Point, Ormiston 
and Cleveland.

- Tourism and General
Koalas and strawberries are two of the hallmarks 
of the region, though sadly the koala population has 
declined 80% since 1996 to about 1,000, according to 
the Queensland Environment Department. 

A koala action group is very active in the Redlands, 
undertaking tree-planting projects, an annual koala 
count-a-thon and other pursuits to protect the 
animals.

The annual strawberry festival, now known as 
RedFest, has been running since 1958.  

Economy and Amenities

Employment by Industry 
Sector
Health care & social assistance    13%

Construction       12%

Retail        10%

Education & training       8%

Manufacturing        8%

Professional, scientific, technical 
services         6%

Public administration & safety      6%

Transport, postal & warehousing      6%

Source: 2016 Census
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In 2015, 4,000 strawberry ice creams were served at 
the three-day festival while the 2016 festival featured 
300 performers.

Sirromet Winery, well known for holding regular pop 
concerts, can be found at Mount Cotton. Headline 
acts at the Day on the Green events have included 
Bryan Adams, Mariah Carey, Jimmy Barnes, Chris 
Isaak, Hoodoo Gurus, Simply Red, John Farnham 
and Paul Kelly.

The highlight of Ormiston is Ormiston House, a fine 
example of colonial architecture.

Sheldon is largely a semi-rural area, with expansive 
tracts of bushland providing a haven for wildlife. 
Much of the suburb lies in the catchment area for 
Leslie Harrison Dam and therefore is protected.

A small pocket of industrial land is located at 
Thorneside, another is in Capalaba.

Once a farming area, Thornlands is now a residential 
community and one of the fastest-growing suburbs 
in the Redlands, according to Redlands City Council.

Wellington Point is a popular picnic spot for families, 
fishing, boating, barbecues and a wide range of 
water sports.

The nearest TAFE college is the Metropolitan South 
Institute of TAFE campus, Alexandra Hills. 

Griffith University also has a campus just 25km away 
at Mt Gravatt.

Shopping centres throughout the Redlands are 
plentiful. There is Alexandra Hills shopping centre, 
Birkdale Gardens, Birkdale Fair, Capalaba Park, 
Capalaba Central, Victoria Point and TownCentre 
Victoria Point. Cinemas are located at Capalaba. 

Property Profile
Redland Bay is entering a strong transition period as  
zoning on land that was previously used for farming 
is changed to allow urban development. 

The poultry farms for which the region was once 
well-known are being de-commissioned and sold 
to developers who are land-banking, earmarking 
the land for residential subdivisions and over-50s 
lifestyle resorts pending zoning changes. 

This follows Redland City Council giving preliminary 
approval for a 4,000-home residential development 
and town centre in 2015.

The appeal of the bayside suburbs lies in their 
proximity to the Brisbane CBD and the islands in 
Southern Moreton Bay, as well as their affordability 
relative to inner Brisbane. 

Early in 2018, units in Alexandra Hills and Manly 
West were identified by LocationScore.com.au as 
two of the top scoring places where people want to 
live.

The median unit price in Alexandra Hills is $380,000  
based on 29 annual sales while the median for Manly 
West is $433,000, according to data from CoreLogic.

The median unit rent in Alexandra Hills is $350 per 
week, with a median rental yield of 4.8%.

Several suburbs across the Redlands offer ample 
supply of houses priced under $600,000, which 
is attractive when compared to other suburbs of 
a similar distance from the Brisbane CBD. For 
example, median house prices are Eight Mile Plains 
(south) $770,000, Sandgate (north) $715,000 and 
Shorncliffe (north) $835,000.

The region has not yet been inundated with plans 
for higher-density. Properties in the Redlands are 
dominated by standalone houses (85%) and there are 
several new land estates across the LGA at present.

At the 2016 Census, units made up only 14% of 
dwellings, an increase of 1 percentage point from 
the 2011 Census.  Only one high-rise, Reflections 
Cleveland with 59 units, has been built recently 
while two smaller projects of fewer than 20 units are 
proposed. But it’s only a matter of time before that 
changes.  

Vacancy rates across the precinct are generally 
well below 3% (with many below 2%), which is 
considerably lower than the average for the Greater 
Brisbane area. As development kicks in, these need 
to be monitored closely.
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66

Postcode Suburb       Vacancy Rate
4161  Alexandra Hills       1.4 %
4159  Birkdale        1.5 %
4157  Capalaba, Sheldon       1.0 %
4163  Cleveland        2.2 %
4165  Mt Cotton, Redland Bay, Victoria Point    1.9 %
4160  Ormiston, Wellington Point      1.6 %
4158  Thorneside        2.3 %

4164  Thornlands        1.6 %

Source: sqmresearch.com.au

REDLAND CITY VACANCY RATES

The suburbs listed below are a sample of the Redland City unit market:

Source: CoreLogic – “growth average” is the average annual growth in median house prices over the past 10 years. Snr: “statistically 
not reliable”

The suburbs listed below are a sample of the Redland City house market:

Suburb: units Sales 
Units Median Units 1-year 

Growth
Growth 
Average

Median 
Yield

Capalaba 101 $338,000   -14 % 1 % 5.6 %
Cleveland 176 $412,000  1 % 1 % 5.0 %
Manly West 64 $433,000 -9 % 1 % 5.0 %
Ormiston 49 $425,000  6 % 3 % 5.3 %
Redland Bay 101 $459,000  2 % 1 % 4.8 %

Suburb: houses Sales 
Houses Median Houses 1-year 

Growth
Growth 
Average

Median 
Yield

Alexandra Hills 301 $475,000  6 % 2 % 4.7 %

Birkdale 202 $586,000    10 % 2 % 4.3 %

Capalaba 228 $500,000 5 % 2 % 4.6 %

Cleveland 260 $635,000      9 % 2 % 3.9 %

Mt Cotton 156 $550,000      3 % 2 % 4.4 %

Ormiston 106 $650,000 -4 % 2 % 4.3 %

Redland Bay 294 $569,000  5 % 1 % 4.2 %

Thornlands 290 $640,000  7 % 2 % 4.1 %

Victoria Point 249 $538,000  4 % 2 % 4.5 %

Wellington Point 246 $624,000  2 % 2 % 4.2 %
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Government Policy

Transport Infrastructure 

Lifestyle Features

CORE INFLUENCESFuture Prospects
Within Redland City, there are two departure 
points for the Southern Moreton Bay Islands: one 
at Toondah Harbour, Cleveland and the other at 
Weinam Creek, Redland Bay. These two locations 
will play a pivotal role in the future of the Redlands 
– both were declared Priority Development Areas by 
the State Government in 2014.

- Weinam Creek 

A Jones Lang LaSalle report says: 

“The development opportunity at Weinam Creek 
will provide a major catalyst to transform the 
waterfront of Redland Bay and enhance the amenity 
and functionality of this busy local community hub. 
Unique to the site is the role it plays as the primary 
commuter node for residents of the Southern 
Moreton Bay Islands, some 5,800 people. The 
importance of this role will continue to rise as this 
population increases to around 9,000 by 2031.”

Proposed development within the PDA includes a 
retail precinct and 200-berth marina. 

Population growth would also lead to an increased 
demand for medical facilities and JLL considers that 
Weinam Creek could support a GP Super Clinic.

Redland City Council is working with Metro South 
Hospital & Health Services and Mater Private to 
deliver a Health Precinct Master Plan. The hub will 
incorporate the planned expansion of the private and 
public hospitals.

The aging population is expected to create the need 
for additional retirement villages. 

JLL research shows the population of the Redland 
LGA will experience very strong growth in the 65 
and over age group (from 21,496 in 2011 to 52,728 
in 2031, an increase of 31,252). Over 3,000 additional 
retirement units would be supportable across 
Redland LGA to 2031.

The area around Weinam Creek can expect to see 
government funds spent on new water transport 
services, integrated public transport and associated 
infrastructure, while residential components are 
likely to be higher density.

- Toondah Harbour 
The proposed master plan for the $1.4 billion 
redevelopment of Toondah Harbour was released 
on 25 November 2015 by preferred developer Walker 
Group Holdings.

The redevelopment of Toondah Harbour would 
provide:

• a new ferry precinct with barge and passenger 
ferry terminals;

• a marina for up to 400 vessels;

• about 3,600 dwellings;

• greater public open space and access to the 
waterfront, including a new public foreshore 
parkland and enhancement of GJ Walter Park;

• a retail precinct;

• 1,000 construction jobs per year and 500 jobs per 
year on completion of the project.

In the meantime, work on Toondah Outlook, a 
development of 90 units, is under way. The $100 
million project is expected to be finished in 2019.

Elsewhere, 

- Developer Incentives
Through incentives, the Redland City Council has 
been encouraging the development of commercial, 
education, health care and entertainment projects. 

Research by Redlands City Council shows that health 
care & social assistance, education & training and 
tourism are emerging industry hubs in the City. 

Redland City Council also has plans to revitalise 
Capalaba Town Centre.


