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Capital growth opportunities in Morayfield, Queensland 

By Todd Polke
Property investor and strategic wealth coach  

Introduction

Capital growth investments are those properties situated in towns, cities and 
suburbs that are predicted to enjoy above-average potential price growth. 

An example of this, based on my research, is the Queensland suburb of 
Morayfield.

Now, before you invest in any new location, you need to do extensive 
research to ensure it stacks up from every possible angle. 

To get you started in your own due-diligence, I’ve prepared this report on the 
potential capital growth potential of Morayfield. 

Morayfield

Morayfield is a suburb in south east Queensland, around half-way between Brisbane and the Sunshine Coast, 
where properties have enjoyed significant annual growth over the last decade. 

Feel free to peruse this information as a starting point for launching your own research in Morayfield.  
However please note: you should not consider buying an investment property in this region simply 
because it’ is highlighted as a potential growth suburb in this report!

You should always do your own due diligence and also turn to your team of trusted advisers (for example, 
your property coach, your accountant and your mortgage broker) for guidance before you take action on any 
potential property investment.  It needs to fit your own personal investing strategy. 

With these checks and balances in place, you have the best chance of creating a profitable property portfolio 
that delivers wealth now and well into the future. 

Happy reading!

To your success,

September 2015

Todd Polke
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Disclaimer

This report is created by Freedom360 Pty Ltd. ABN 71 607 582 721. The parties making this report available to you give no warranty nor 
accept any liability for any decision based wholly or in part on this report, such as any decision to invest in, to buy or not buy property 
described herein.

The Parties believe the statements, information, calculations, data and graphs contained herein to be correct and not misleading but give no 
warranty in relation thereto and expressly disclaim any liability for any loss or damage which may arise from any person acting or deciding 
not to act partly or wholly on the basis of any such statements, information, recommendations, calculations, data or graphs. 

This Information is made available on the understanding that this report not rendering professional advice. While Freedom360 pty ltd has 
made every effort to ensure the accuracy, reliability, completeness and suitability for purpose of the information presented, Freedom360pty 
ltd does not give any guarantee or take any responsibility or accept any liability (including without limitation, liability in negligence) arising 
from or connected to any errors or omissions. 

Freedom360 takes no responsibility and disclaims all liability for any losses, damages or costs as a result of the use or reliance on the 
information. 

It is strongly recommended that users exercise their own skill and care with respect to the use of the information, and before relying on 
the information that users should carefully consider its relevance to their purpose and obtain any professional advice appropriate to their 
particular circumstances. 
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Morayfield: A regional overview
Situated around 47km north of Brisbane and 60km south of the Sunshine Coast, Morayfield is a pleasant 
regional community located just inland from the coast of south east Queensland.

It is home to around 20,000 people, according to the Australian Bureau of Statistics. The residents tend to 
favour freestanding homes to units and apartments at a ratio of around 7:1. 

“A sneaky suburb that benefits from surrounding infrastructure”

Located in a strategically important area along south east Queensland’s growth corridor, Morayfield is set to 
benefit from growing infrastructure in the broader region.

For instance, Morayfield will likely benefit from growing infrastructure at North Lakes, a growing master-
planned community located roughly 20km to the south. 

A recently opened business park in North Lakes is expected to employ over 13,000 people, while new retail 
precincts – including a brand new IKEA and an expanded Westfield Shopping Centre – represent further 
employment opportunities.

 Morayfield is within easy commuting distance of these employment hubs and residents can also commute to 
the Brisbane CBD for work if desired, via the train, bus or car; upgrades to the Bruce Highway will make this 
commute an easier journey.

All of the above allows well-located regional suburbs such as Morayfield to 
‘sneakily benefit’ from increasing improvements and new infrastructure around them, while still offering 
property to the market at an affordable price-point.
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Strong population growth transforms Morayfield
Roughly 39 per cent of Morayfield’s 7,250 households are renters*, while the population has increased by an 
average of 2-3 per cent every year for the last 10 years.

Strong population growth has turned what was once a largely rural area into a thriving retail and service 
industry centre, in a strategically important location that isn’t too far from Brisbane CBD for workers to 
commute via train.

Perhaps that’s why Morayfield is on the radar of a number of property experts and analysts, with 
OnTheHouse predicting year-on-year growth of 10% per annum over the five years from 2013#, and 
Residex naming Morayfield in its 2015 Predictions Report as one of Queensland’s top 10 suburbs for 
projected housing capital growth.
*Source: http://profile.id.com.au/moreton-bay/population-estimate?WebID=220  
# Source: https://www.mywealth.commbank.com.au/property/top-10-investment-suburbs-outside-of-the-cbd-news20131029 

What’s happening in Morayfield?
Morayfield is evolving from what was previously a rural suburb, typified by plenty of houses on large acreage 
blocks, to a more modern and vital neighbourhood with new housing developments becoming more prevalent. 

Moving forward, the State Government and Moreton Bay Regional Council have identified Morayfield as a key 
focus for land and infrastructure development.

Caboolture-Morayfield is one of only three Principal Activity Centres located north of the Brisbane CBD, and it 
represents a prime opportunity for property developers and investors who are ready to leverage the region’s 
increasing demand.

Real Estate agent Paul Liddy from Ray White East Brisbane is handling a 20,000 square metre proposed 
development site in the heart of Morayfield, which he believes will comprise a “long overdue 2,500 square 
metre mixed commercial and retail development, with up to 100 residential opportunities and 
remaining land allocated for future expansion.”* 

“The Moreton Bay region is experiencing impressive population growth with expectations the development 
trend will continue south to Narangba and north beyond Caboolture with continued expansion west. The 
property is strategically positioned to capitalise on the inevitable growth,” he said.

“Morayfield offers great schools and transport infrastructure and is a key development area for state and local 
government.”

In anticipation of the region’s growing population, the Queensland Transport and Roads Investment 
Program 2011-12 to 2014-15 (QTRIP) also invested $153 million to upgrade Morayfield Road from 
two to four lanes. 
* Source: http://www.theurbandeveloper.com/morayfield-presents-excellent-opportunities-growth/
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Morayfield: A suburb snapshot 
Morayfield is a suburb of south east Queensland, and is home to around 20,000 residents (ABS).

Major features of Morayfield include a number of retail precincts (such as the Morayfield Shopping Centre, 
Morayfield Central Shopping Centre, Morayfield Mega Centre, Supacentre Shopping Centre and Excelsior Park 
Village Shopping Centre); the Morayfield Park Leisure Centre; the Sheep Station Creek Skate Park; a number of 
parks and reserves and several sporting facilities. 

The family friendly area is close to all facilities including bus routes, rail, primary and high schools, along with 
hospital and medical services and an abundance of sporting facilities. Residents are a 10 to 15 minute drive to 
the beaches of Bribie Island, and 40 minutes drive to Brisbane’s CBD and airport.

Source: http://www.propertyvalue.com.au/suburb/morayfield-4506-qld

Source: http://profile.id.com.au/moreton-bay/tenure?WebID=220&BMID=20
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Morayfield employment snapshot:
The main employment industries for Morayfield residents are:

Source: http://morayfield.localstats.com.au/demographics/qld/brisbane/outer-northern-suburbs/morayfield. 

 

• 14.1% Retail trade

• 11.3% Construction

• 11.3% Manufacturing

• 11% Health care and social assistance

• 7.2% Transport, postal and warehousing

• 6.4% Accommodation and food services

• 5.9% Education and training

• 5.7% Public administration and safety

• 4.5% Professional, scientific and technical services.
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Historical capital growth in Morayfield
Overall, Morayfield has experienced inconsistent capital growth over the last decade. 

In 2006, the median house price was $255,000, according to RP Data/Core Logic. By 2014, the median had 
reached $330,000 – however, this level was first reached in 2008, before growth became sluggish following 
the GFC. 

 

Source: RP Data/Core Logic
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Future capital growth prospects:
According to Residex’s May 2015 Predictions report, Morayfield’s future capital growth prospects are strong 
for both the near-term (5 years) and the long-term (8 years):
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Historical rental performance in Morayfield
In real estate terms, a property market is considered to be balanced when the vacancy rate settles between 
2-3 percent.

In Morayfield, the vacancy rate (encompassing combined properties, both houses and units) has been tracking 
as follows:

Year Vacancy rate No. of vacant properties

2014 1.73% 108

2015 2.37% 148

Source: Real Estate Investar

These statistics imply that Morayfield’s rental market has been tight in 2014 and 2015 years, with a strong 
stream of tenants more than absorbing the supply of rental properties on the market.

This is positive news for investors, as it suggests that landlords are rarely waiting long between tenancies.

Other important factors about Morayfield’s broader rental market include:

 • Around 39% of Morayfield residents are tenants.

• The median rent for houses is $355 per week (Residex).

• The median gross yield is 5.54% (Residex).

Source: http://www.propertyvalue.com.au/suburb/morayfield-4506-qld
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Morayfield in action: Example investment
For investors looking to add a capital growth investment to their portfolio, Morayfield’s property market could 
possibly present some solid buying opportunities.

At the time of compiling this report, an active listing was available for a newly constructed, four-bedroom 
house in Pinegrove Street, Morayfield. 

Listed for $389,000 negotiable, the house presented with a modern style and in as-new condition. It backed 
onto three acres of parkland and was situated on a 484m2 block of land.

Assuming an investor was able to negotiate the purchase price down to $375,000, the numbers may look 
something like this:

Purchase price $375,000
Deposit @ 20% $75,000
Loan amount $300,000

Loan interest rate 4.75%
Weekly interest repayment $275

Rental income $360
Income surplus $85

 
This surplus rental income will need to cover a range of property ownership expenses, including council rates, 
insurance and property management fees.

Assuming council rates of $2,000 annually, annual insurance of approximately $750 and a property 
management fee of 8 per cent, this would account for around $80 per week, thereby absorbing majority of the 
surplus income.

However, this equation doesn’t factor in depreciation. Depreciation benefits on a new home such as this can 
range from $7,000 to $11,000 per year, according to Washington Brown’s Depreciation Calculator. 

This means a property in Morayfield could provide you with a potential return of up to $5,000 per year, 
depending on your individual tax rate. 

And that’s not even factoring in the capital growth projections.

Residex predicts that homes in Morayfield will potentially increase in value by an average of 9% per 
annum for the next 8 years. 
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Using the current median property value of $334,000 (Residex), this capital growth projection works out to be:

Year Median value Growth @ 9%

2015 $334,000 $30,000

2016 $364,000 $32,000

2017 $396,000 $36,000

2018 $432,000 $39,000

2019 $471,000 $43,000

2020 $514,000 $46,000

2021 $560,000 $50,000

2022 $610,000 $55,000

2023 $665,000 $59,850

Under this assumption, in 2023 a property could potentially be worth as much as $665,000 - almost twice its 
current value, having increased by $331,000!

Let’s be conservative and assume that the growth doesn’t play out that strongly. For example, let’s say that 
it’s only half of what Residex are projecting.

Even in this ‘bad case scenario’, property values could still potentially increase in value by more than $165,000. 

Meanwhile, every year you’re potentially enjoying a healthy profit worth several thousand dollars, based on 
the assumptions above. 
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Morayfield Supply and Demand: Official Ranking
DSR stands for Demand to Supply Ratio, and it aims to be a predictor of capital growth potential. According 
to DSR Data, a DSR score of between 55 and 63 is considered ABOVE AVERAGE. A DSR between 46 and 54 is 
considered BALANCED with respect to supply and demand.

Morayfield’s DSR Score is: 59/100.

“Demand only just outweighs supply in this market. This is a healthy market for investors wanting to apply 
some value-adding strategy. Buyers are sometimes able to get away with low-ball offers. Sellers are getting 
the prices they ask for more often than not. Expect growth to marginally exceed the national average.” 

Source: www.dsrdata.com.au, September 2015
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Conclusion: 
Is Morayfield’s property market moving forward?

Morayfield is a growing, family oriented regional suburb of south east Queensland, where population growth is 
strong and investment in surrounding infrastructure is solid.

The major risk present in Morayfield’s property market is the lack of historical capital growth.

However, for investors seeking a long-term growth asset, there is plenty of evidence to suggest that Morayfield’s 
future is bright, and that the region will generate potential property profits for many years to come.

Morayfield is a rare property opportunity in the respect that it gives investors the opportunity to enjoy 
potential positive cash flow in the short-term, while capital growth expectations are strong for the long term. 

Investors should seek out a combination of both growth and cashflow properties when acquiring real estate 
assets, and in this respect Morayfield appears to offer the best of both worlds.

To be clear: this type of property investment won’t suit every investor’s strategy, nor will Morayfield 
definitely make a positive addition to every investor’s portfolio. The ideal next investment for you depends on 
your budget, your goals, your strategy and your game plan, both short term and long term.

That said, I hope the information contained within this report has highlighted the opportunities available to 
you in this regional property market, while showing you exactly how much information is available – for free! – 
when you are committed to doing thorough due diligence. 

Yours in success,

Todd Polke
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