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GEOGRAPHIC OVERVIEW

Gold Coast (SA4 Area) Queensland
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GEOGRAPHIC OVERVIEW (CONT.)

Arundel Ashmore Benowa Biggera Waters

Broadbeach Waters Bundall Burleigh Heads Burleigh Waters

Carrara Clear Island Waters Coolangatta Coombabah

Coomera Currumbin - Tugun Currumbin Valley - Tallebudgera Currumbin Waters

Elanora Guanaba - Springbrook Helensvale Highland Park

Hope Island Jacobs Well - Alberton Labrador Main Beach

Mermaid Beach - Broadbeach Mermaid Waters Merrimac Miami

Molendinar Mudgeeraba - Bonogin Nerang - Mount Nathan Ormeau - Yatala

Oxenford - Maudsland Pacific Pines - Gaven Palm Beach Paradise Point - Hollywell

Parkwood Pimpama Reedy Creek - Andrews Robina

Runaway Bay Southport - North Southport - South Surfers Paradise

Tamborine - Canungra Upper Coomera - Willow Vale Varsity Lakes Worongary - Tallai

Included Sub-Areas (SA2 Areas)  
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EXECUTIVE SUMMARY
Welcome to the Residential Property Risks & Opportunities analysis of Gold Coast. This pack contains the latest market information to help
lenders, developers and property professionals make informed decisions.

The Gold Coast SA4 area is about 80km south of the Brisbane central business district and offers outstanding lifestyle and excellent
access to superb beaches and coastal areas.

Gold Coast delivered a low unemployment rate of 3.6%. This is well below the Australian benchmark of 4.6% in August 2021. Annual wages
of $73,008 for households in Gold Coast are similar to that of Australia at $74,776. Gold Coast delivered population growth of 2.35%. This
is well above the Australian benchmark of 1.31% in 2020.

Houses in Gold Coast produced exceptional capital growth of 73.8% over the past five years. Over the past 12 months they delivered
45.3%.

Units in Gold Coast produced strong capital growth of 49.2%, over the past five years. Over the past 12 months they delivered 33.7%,
compounding the strong returns already experienced by investors and home owners.

Houses are highly likely to deliver solid capital growth.

Unit supply is moderate in relation to population growth. However, the area is likely to deliver good capital growth and returns over the
medium to long term.

The rental returns for both houses and units in Gold Coast, of 4.2% and 5.2% respectively, are well above the Australian benchmark.

The landscape of the housing market in Gold Coast has shifted rapidly in recent months.

With regards to COVID-19, vaccinations are currently being rolled out, providing confidence that a sustainable solution will ultimately be
found, and consequently this will deliver a major confidence boost to the economy.

5-Year Price Growth Rates - Houses  Exceptional price growth. Likely to continue at a moderate rate.

12-Month Price Growth Rates - Houses  Solid price growth. Likely to continue at a moderate rate.

5-Year Price Growth Rates - Units  Very strong price growth. Likely to continue at a moderate rate.

12-Month Price Growth Rates - Units  Solid price growth. Likely to continue at a moderate rate.

Price-to-Income Ratio - Houses  Unaffordable dwellings relative to income.

Price-to-Income Ratio - Units  Similar affordability to Australia.

Median Rental Return - Houses  Solid rental returns.

Median Rental Return - Units  Excellent rental returns.

House Supply to Population Growth  Low supply compared to population growth.

Unit Supply to Population Growth  Moderate supply compared to population growth.

Education  Similar to the Australian average

Annual Wages  Similar to the Australian average

Transport & Infrastructure  66km from Greater Brisbane.

Overall Risk - Houses
Short-Term Risk  Houses are highly likely to deliver solid capital growth.

Long-Term Risk  Houses are highly likely to deliver solid capital growth.

Overall Risk - Units
Short-Term Risk  Units are highly likely to deliver solid capital growth.

Long-Term Risk  Units are highly likely to deliver solid capital growth.

Low Low-Med Medium Med-High High Extreme

Risk Rating
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PROPERTY MARKET
FUNDAMENTALS
Property fundamentals are a group of major measures that are used to assess the overall
health of the property market in order to assess the projected likelihood of sustainable
capital growth and strong rental returns.

PRICE GROWTH RATES 6

UNIT-TO-HOUSE PRICE RATIO 6

PROPERTY PRICE-TO-INCOME RATIO 7

MEDIAN RENTAL RETURN 8

BUILDING APPROVALS 9
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Regional Risk Report

PRICE GROWTH RATES
 Price growth rates give a strong indication of historical housing demand in a particular area and help to assess
changes in the property market. Demand could be informed by a variety of factors including migration, jobs,
affordability or lifestyle factors.
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Growth Rate for Houses
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Growth Rate for Units

HOUSES
With a median price of $1,131,390 in Gold Coast, houses
are above the median price of houses in Greater Brisbane
where the median price is $828,175.

UNITS
With a median price of $654,048 in Gold Coast, units are
above the median price of units in Greater Brisbane where
the median price is $468,393.
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Unit-to-House Ratio
The unit-to-house price ratio of 58% in Gold Coast is
medium, indicating that houses and units are on a par as
investment opportunities. A ratio above 50 per cent is
likely to deliver stronger growth for houses than for
units. However, COVID-19 has a short-term impact on
units.

Source: BuyersBuyers, CoreLogic, ABS
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Regional Risk Report

PROPERTY PRICE-TO-INCOME RATIO
 Property Price-to-Income Ratio is a measure that illustrates the affordability of a particular property market.
This ratio is measured by comparing the mean household income in the Greater Capital City area to the median
price of a house or unit in a particular area. For example, a high ratio indicates an unaffordable area.

KEY POINTS

With a price-to-income ratio of 13.9, houses in Gold Coast are considered expensive relative to Australia. This ratio is
largely due to the very high median house price. In addition, this ratio is well above that of Greater Brisbane.

Consequently, houses in Gold Coast enjoy demand from affluent buyers who are willing to pay premium prices.

With a price-to-income ratio of 8.1, units in Gold Coast offer similar affordability to that of Australia. In addition, this ratio
is well above that of Greater Brisbane.
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Source: BuyersBuyers, CoreLogic, ABS
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Regional Risk Report

MEDIAN RENTAL RETURN
 Rental return is the rental income as a percentage of the property’s value. In this instance, it is calculated as a
gross percentage, before expenses are deducted. Median rental returns across a particular area give a broad
indication of the rental potential in a particular market.

KEY POINTS

The rental returns for both houses and units in Gold Coast, of 4.2% and 5.2% respectively, are well above the Australian
benchmark.

Also, they are above the Greater Brisbane benchmark for houses at 3.7% but similar for units at 5%.

House supply is low in relation to population growth and no material impact on rental returns is expected.

Unit supply is moderate in relation to population growth but no material impact on rental returns is expected.
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Source: BuyersBuyers, CoreLogic, ABS
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Regional Risk Report

BUILDING APPROVALS
 The number of house building approvals helps to create a forward-looking view around supply & demand. In
many cases, the supply of houses in a particular area may be greater than what the market can absorb, often
leading to poor capital gains and rental losses.
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New Units Against Existing Supply

 Gold Coast Greater Brisbane

House
Approvals 

(24 months)

3,675 26,599

 Gold Coast Greater Brisbane  

Units
Approvals 

(24 months)

7,156 19,850
 

HOUSES
There are currently 3,675 house approvals in the pipeline in
Gold Coast, representing 2.5% of existing stock, which is
considered low relative to Australia.

Also, relative to population growth, the house approvals are
well below the Greater Brisbane benchmark for houses with
26,599 approvals representing 3.7% of existing stock.

House supply is low in relation to population growth and the
area is likely to deliver solid capital growth and returns over
the medium to long term.

UNITS
There are currently 7,156 unit approvals in the pipeline in
Gold Coast, representing 6% of existing stock, which is
moderate relative to Australia.

Also, relative to population growth, the unit approvals are
well below the Greater Brisbane benchmark of 19,850 which
represents 7.9% of existing stock.

Unit supply is moderate in relation to population growth.
However, the area is likely to deliver good capital growth
and returns over the medium to long term.

Source: BuyersBuyers, CoreLogic, ABS
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SOCIO-ECONOMIC
Socio-economic information helps investors understand things like the likely population
growth across the area, unemployment statistics and employment information. These
factors are likely to impact property price growth and rental returns.

POPULATION GROWTH 11

UNEMPLOYMENT 11

ANNUAL WAGES 12

EDUCATION 12Sample



Regional Risk Report

POPULATION GROWTH
 Population growth provides a good indication of the likely changes in demand within a particular property
market. This assists with determining what will likely happen regarding growth and return rates for property
investors. For example, if population rates decrease, demand, and therefore returns, are likely to stagnate or
decline.

UNEMPLOYMENT
 The unemployment rate is a measure of the prevalence of unemployment and it is calculated as a percentage by
dividing the number of unemployed individuals by all individuals currently in the labor force. During periods of
recession, an economy usually experiences a relatively high unemployment rate.
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KEY POINTS

Gold Coast delivered population growth of 2.35%. This is
well above the Australian benchmark of 1.31% in 2020.
The population growth rate has substantially declined
due to COVID-19 and is likely to be well below the long-
term benchmark during the next 12 months. In addition,
this measure is above that of Greater Brisbane with a
population growth rate of 1.87%.
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KEY POINTS

Gold Coast delivered a low unemployment rate of 3.6%.
This is well below the Australian benchmark of 4.6% in
August 2021. The unemployment rate has substantially
increased due to the COVID-19 pandemic and is likely to
be above the long-term benchmark during the next 12
months. In addition, this measure is well below that of
Greater Brisbane with an unemployment rate of 6%.

Source: BuyersBuyers, ABS
11

Sample



Regional Risk Report

ANNUAL WAGES
 Annual wages is a useful measure which provides an indication of the level of affluence in a particular area.
Wages give an indication of how well a particular labour market is performing, but should be analysed in
conjunction with wage growth.

EDUCATION
 Education provides insights into the level of affluence found in a particular area. For example, residential areas
with higher degrees of education typically have higher median property prices. It is also a useful measure for
property buyers for determining the suitable areas for particular income levels.
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KEY POINTS

Annual wages of $73,008 for households in Gold Coast
are similar to that of Australia at $74,776. In addition,
this measure is below that of Greater Brisbane with an
annual household income of $81,224.

With low wage growth expected by the Reserve Bank of
Australia to continue for some time, it is unlikely that
personal or household income will change significantly over
the short to medium term.
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KEY POINTS

At the Bachelor level, Gold Coast is well below the
Australian average. In addition, this ratio is well below
that of Greater Brisbane.

At the Certificate level, Gold Coast is well above the
Australian average. In addition, this ratio is well above
that of Greater Brisbane.

Source: BuyersBuyers, ABS
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TRANSPORT & INFRASTRUCTURE
Transport and infrastructure information helps investors determine things like
accessibility to the area via public transport and new local government investments. Both
of these factors are likely to impact property price growth and rental returns.

PROXIMITY TO KEY AREAS 14

INFRASTRUCTURE & DEVELOPMENT 14Sample



Brisbane CBD 80 km

Gold Coast Airport In Area

Byron Bay 95 km

Sunshine Coast 180 km

KEY AREAS TRANSPORTATION

M1 (Pacific Motorway)

Gold Coast Railway Line

Gold Coast (Coolangatta) Airport

Regional Risk Report

PROXIMITY TO KEY AREAS
 The location of a particular area can help to drive capital growth and rental returns levels. Whether an area is
well-supported by public transport, is connected via strong road infrastructure, or has good access to
commercial areas are all key measure that are likely to influence the property market.

INFRASTRUCTURE AND DEVELOPMENT
 Understanding local infrastructure changes and developments should be analysed hand- in-hand with
residential property markets. This provides insights into things like where local government priorities are, public
transport accessibility to particular areas and where developers see growth opportunity.

The Gold Coast is home to a multitude of upgrades and new projects. These investments are partly a response to the rapidly
expanding population and popularity across the area. A snapshot of the projects is below:

The $197 million Pacific Motorway M1 Mudgeeraba to Varsity Lakes upgrade project, which will widen a 5.7km section
of the M1 to three lanes in each direction between Mudgeeraba and Varsity Lakes and four lanes northbound between
Robina and The Link Way.
The new Gold Coast Cultural Precinct will be the local heart for arts, culture and creative enterprise. It will be within
walking distance of Surfers Paradise. So far, the $37 million Stage 1 has been completed.
The completion of Light Rail Stage 3: This major transportation project will likely cost $600 million. Stage 3 of the
light rail network is proposed to extend the track from Broadbeach to the Gold Coast Airport and Coolangatta. The
project is still awaiting funding.
The Coomera Town Centre is being developed as part of the development boom in the Gold Coast’s north. Stage 1 is
complete.

Source: BuyersBuyers
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RISK DEFINITIONS
The advanced algorithm that generates this report measures two types of risks:

Property Equity Risk: the risk of purchasing a property that will decrease in value or will deliver a lower return
compared to the long-term capital growth projections; and

Cash Flow Risk: the risk of receiving less cash than expected, or higher than expected costs associated with letting the
property. This could result in insufficient net rental income to meet the financial obligations associated with the
property.

In addition, the algorithm provides a risk-return analysis that shows the current risk against the actual return in the last 12
months. It also assesses the range of expected return from this property in the next few years.

PROPERTY EQUITY RISK DESCRIPTION

Risk Rating Equity Risk Description

Low

1. There is only a low risk that this property will not return an increase, on average, of at least 3% a year.
2. There is high demand for this property in any market condition. It is likely to be easy to sell and achieve the

property market value, even in a weaker market, providing a good return against a low risk.

Low-Medium

1. There is a risk that the value of this property will not return an increase, on average, of 3% a year.
2. It is unlikely that the property price will be reduced against its current price. Any price reduction might only take

place over the short term and will probably not be more than 3% below the original purchase price.
3. Overall, there is relatively high demand for this property. However, in a weaker market, the property may take

longer to sell and a small discount, around 5%, from the asking price, might be required.

Medium

1. It is possible the value of this property will not increase by an average of 3% a year, creating risk of a poor return
with very low or potentially negative capital growth. This would be particularly the case in a weaker market.

2. It is possible, that the price of the property will reduce by up to 5%, particularly if sold in a weaker market.
3. Demand for this property could be relatively low and unless the market is 'strong', it is possible that this property

will take longer to sell and may require a price discount of 5-10%.

Medium-High

1. It is possible there will be no or negative capital growth on this property, creating risk of poor or negative return.
2. There is a risk that this property’s value will decrease by 5-10% against the current price.
3. There could be low demand for this property and it is possible that it will be difficult to sell at the market value,

even after a prolonged period of time.

High

1. It is possible that the value of the property will decrease by 10% or more, creating significant risk of major capital
loss and materially lower equity.

2. It is possible that there will be little demand for this property and it will be very difficult to sell it without
absorbing a loss.

Extreme

1. Unless there is sudden and unexpected outstanding demand for similar properties in the area, it is unlikely that
there will be any capital growth in the foreseeable future. The property price is likely to remain unchanged or
decrease by up to 20%. This creates risk of negative capital growth on this property.

2. It is likely that it will be very difficult to sell this property due to the following:
There will be a very limited number of serious buyers;
Buyers will be struggling to get the needed loan from a lender.

3. A significant discount (of 10-20% or more) from the 'market value' might be required during the negotiation.
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CASH FLOW RISK DESCRIPTION
Risk Rating Cash Flow Risk Description

Low

1. It is likely that the rental return (after deducting the strata and land tax) will be around 4% of the value of the
property.

2. It is very unlikely that the landlord will be required on a regular basis to cover a significant shortfall (i.e. of 40% or
more) between the rental income and the ongoing costs associated with this property.

Low-Medium

1. It is likely that the rental return (after deducting the strata and the land tax) will be around 3.5% of the value of the
property.

2. It is unlikely that the landlord will be required on a regular basis to cover a significant shortfall (i.e. of 40% or more)
between the rental income and the ongoing costs associated with this property.

3. While there is good demand for this property, the demand can change, and the property could be vacant for 2-4
weeks a year on average.

4. It is possible that a discount of 4%-8% from the fair weekly market value will be required to let out this property,
during weaker demand period.

Medium

1. It is possible that the rental return (after deducting the strata and the land tax) will not exceed 3% of the value of
the property. This means that the landlord may be required to cover the shortfall between rental income and
ongoing costs on a regular basis.

2. It is possible that the property will be vacant for a period of 3-6 weeks a year, on average.
3. It is possible that:

A discount of 5%-10% from the fair weekly market value and / or;
Some minor work (e.g. carpets) might be required to let out this property.

Medium-High

1. It is possible that the rental return (after deducting the strata) will not exceed 2.5% of the value of the property.
2. It is very likely that the landlord will be required on a regular basis to cover a significant shortfall (i.e. of 40% or

more) between the rental income and the ongoing costs associated with this property.
3. It is possible that the property will be vacant for a period of 5-8 weeks a year, on average.
4. It is possible that:

A discount of 10%-15% from the fair weekly market value and / or;
Some work (e.g. carpets) and new appliances might be required to let out this property.

High

1. It is possible that the rental return (after deducting the strata) will not exceed 2% of the value of the property.
2. It is likely that the landlord will be required on a regular basis to cover a significant shortfall (i.e. of 40% or more)

between the rental income and the ongoing costs associated with this property.
3. There is relatively low demand for this property, and it is very possible that the property will be vacant for a period

of 6-10 weeks a year, or even longer.
4. It is very possible that:

A discount of 15%-25% from the fair weekly market value and / or;
A 'grace' period of 2 weeks; and / or renovations, new appliances, a modern air-conditioning system might
be required to let out this property.

Extreme

1. It is possible that the rental return (after deducting the strata) will be around 1.5% of the value of the property.
2. It is very likely that the landlord will be required on a regular basis to cover a significant shortfall (i.e. of 40% or

more) between the rental income and the ongoing costs associated with this property.
3. It is very possible that the property will be vacant for a period of 8-16 weeks a year, or even longer.
4. It is possible that:

A discount of 25%-35% from the fair weekly market value and / or;
A 'grace' period of 4 weeks and / or;
Renovations, new appliances, a modern air-conditioning system might be required to let out this property.
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IMPORTANT INFORMATION
This Report has been created by Buyers Buyers Pty Ltd, ACN 641 983 208, trading as BuyersBuyers.

BuyersBuyers (including any related entities, directors, officers, and agents) gives no warranty nor accepts any liability or
responsibility for any decision of the purchaser of this report (or any associates) which purports to be based wholly or in part
on this report, such as any decision to invest in, to buy or not to buy any property or region described in the report.

The data, statements, information, photographs, calculations, graphs, facts, statistics, analytics, results, property
transactional information, ownership and occupancy information, and property attribute data (including any commentary)
provided in this report (collectively referred to as Information) is of general nature and should not be construed as specific
advice or relied upon in lieu of appropriate professional advice.

While BuyersBuyers makes reasonable endeavours to ensure the Information is current, BuyersBuyers does not warrant the
accuracy, currency or completeness of the Information and to the full extent permitted by law excludes all loss or damage
howsoever arising (including through negligence) in connection with the Information.

Further BuyersBuyers gives no warranty in relation to the report and the contents of the report and expressly disclaims 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
the Information.

The Risk Estimate and any predictions are indicative only and must not be relied upon as a professional valuation or an
accurate representation of the market value of subject property as determined by a valuer. This report is not a valuation of a
specific property and no properties have been inspected for the purposes of this report. The Risk Estimate and predictions are
based upon a range of data sources which are subject to their availability at the time of publication, including public sales
history (which may not include all property sales results). BuyersBuyers expressly excludes any warranties and
representations that the Risk Rating is an accurate representation as to the market value of subject property.

To the full extent permitted by law, BuyersBuyers excludes all liability for any loss or damage howsoever arising suffered by
the recipient, whether as a result of the recipient's reliance on the accuracy of the Risk Estimate and/or predictions or
otherwise arising in connection with the Risk Estimate and predictions.

Where Product Data has been compiled with data supplied by third parties, including, but not limited to:

CoreLogic
Australian Bureau of Statistics
Reserve Bank of Australia

BuyersBuyers provides no warranty and excludes all liability and responsibility for any loss or damage howsoever arising from
the third-party data. The third-party disclaimers and Terms and Conditions as published by each of the above named third
parties applies in conjunction with this Disclaimer.

This report, and any section of this report, must not be published or provided to any third party except with the prior written
consent of BuyersBuyers.

The customer must not provide any reference and / or attribute any conclusions drawn from this report in any way that may
damage the reputation or goodwill of BuyersBuyers, alter the meaning of the content of this report, or otherwise mislead any
person who receives any information that is included in this report.
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CONTACT

Email: contact@buyersbuyers.com.au
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