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Carseldine Gardens:  Executive Summary 

 

We have reviewed Carseldine Gardens to find: 

 

 Strong and growing demand for affordable property in the local area. 

 

 Demand for your product offering, price points and weekly rents, far 

exceeding current and very likely future local housing supply. 

 

 Housing affordability is a growing issue and Carseldine Gardens is one of 

the only local housing options providing truly affordable housing to rent 

and buy. 

 

 Carseldine Gardens provides a very attractive investment opportunity for 

those who are more risk adverse and looking for a proven, high-yielding 

rental property. 

 

 Looking forward, the nearby former Carseldine QUT campus is to be 

redeveloped into a new urban mixed-use development, called Carseldine 

Urban Village, by the Queensland Government.  This urban initiative is 

likely to catalyse new investment in the local area and greatly improve 

the appeal of the local area as well. 

 

 Carseldine Gardens has a very strong local market match. 

 

 For more information, see our full report dated 29th June 2017. 

 

For your information. 

 

Michael Matusik 

 
Director 

Matusik Property Insights  

Trusted Property Analysis  

http://www.matusik.com.au/
mailto:john@opencorp.com.au
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Carseldine Gardens: Market Match Review 

 

We review twelve essential dynamics when assessing a residential project’s or 

dwelling product’s degree of local market match. 

 

Our commentary for Carseldine Gardens follows in bold. 

 

1. Pedigree 

 

If a new off plan project, who are the developer, builder and manager?  

What is their track record? Do they deliver what they say they will? 

 

Carseldine Gardens is built.  They are low maintenance, single level brick 

villas.   Regarding rental management: proven track record with low vacancy 

rates and limited tenant turnover. 

 

2. Timing 

 

In what position is the local market and subject product type in the property 

cycle?  

 

The local market is in the upswing phase of the property cycle.   Property 

values and sales are increasing.  For similar property, rents are rising, too. 

 

3. Who 

 

Does the project appeal to at least two major housing local demographic 

subsets?  

 

Yes, the two largest local housing market segments are downsizers and 

retirees.  Carseldine Gardens is focussed on the over 55’s market but 

importantly, it is not restricted to that.  This is important for both banks 

(lending) and valuers. 

 

4. Value 

 

Is the properly fair value? Is the starting rent sustainable?  Are you getting the 

best deal?  

 

Carseldine Gardens is very affordable in terms of both purchase price and 

weekly rent.   Prices range from $282,500 to $325,000.  No major reason for 

significant lift in body corporate fees.  Good depreciation still available.   

Surrounding real estate is at much higher price points.  The body corporate 

also includes a community bus which is available to all residents.  

http://www.matusik.com.au/
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5. Rental market 

 

How big is the local rental market? What has been the local vacancy rate 

and rental growth over the recent past?  

 

Carseldine Gardens has a vacancy rate under 2% over the past five years 

and there is a very low turnover of tenants.  Villas are offered for sale with 

secure tenants in place.  Actual gross rental yields range from 5.6% to 6.7% 

and average over 6%. 

 

6. Supply 

 

Underlying demand versus potential to supply similar property in terms of 

price, design and site attributes.  

 

The demand for affordable rental property exceeds local supply.   The same 

applies for property to purchase.  There is a growing local need for more one 

and two bedroom villas. 

 

7. Design 

 

Is the project and product well designed? Does it appeal to renters now and 

potentially, owner-residents on resale?  

 

All property is over 50m².   A range of one and two bedroom villas are for 

sale.  The product has been well received as security by all major banks.  

Renovation/upgrade packages are available. 

 

8. Depth 

 

How big is the local market? Could you resell your property relatively quickly 

and above your purchase price?  

 

There is a growing mismatch between the price/rent of local housing supply 

and underlying demand.  For example, when looking at the likely future 

housing supply in the local area, at best, just 5% could be priced under 

$325,000, yet the underlying demand for this affordable price point is close to 

20%.  A similar trend is evident when it comes to rent. 
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9. Need 

 

Is there a local need for this property type?  Are local jobs being created and 

how sustainable is the economic base?  

 

Very much so.  There is need to build some 4,000 new dwellings in the local 

area over the next ten years.  Most will need to target an aging 

demographic.  The project is also within easy commuting distance of most 

important facilities, including regional retail centres, major hospitals and the 

Brisbane Airport.  

 

10. Site 

 

How good is the actual site?  What facilities are proposed and importantly, 

already exist in the local area?  How good is the local amenity? 

 

Corner site, which is surrounded by well-established detached housing; 

making it very hard to redevelop nearby land into higher density dwellings.  

Almost all villas are in triplex arrangements, allowing for plenty of natural light 

into the villas.  

 

11. Evidence 

 

Does the property have valuation support? Does it have independent rental 

and financial evidence?  

 

Several independent valuations have been undertaken.  Sale prices have 

valuation support.  Again, Carseldine Gardens has an established and 

consistent rental record.  As a result, the product has been well received as 

security by all major banks.   

 

12. Exit 

 

What are the longer-term demographic and economic trends? Does this 

property/project fit in with our housing market outlook?   

 

Yes.  Plus, the nearby former Carseldine QUT campus is to be redeveloped 

into a new urban mixed-use development, called Carseldine Urban Village, 

by the Queensland Government.  This urban initiative is likely to catalyse new 

investment in the local area and greatly improve the appeal of the local area 

as well. 
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Matusik Property Insights 

 

Matusik Property Insights is an independent consultancy, providing detailed 

property market research and analysis for industry, government, companies 

and, is some instances, individuals.   

 

Matusik prides itself as a trusted source of property analysis. 

 

For more information www.matusik.com.au 

 

Disclaimer 

 

This report has been prepared by Matusik Property Insights Pty Ltd.   

 

This content has been prepared without taking into account the objectives, 

financial situation or needs of any particular individual.  It does not constitute 

formal advice.  For this reason, any individual should, before acting, consider 

the appropriateness of the information, having regard to the individual’s 

objectives, financial situation and needs; and if necessary, seek appropriate 

professional advice.  

 

Information herein includes material obtained from third parties, considered 

to be accurate.  Whilst this information has been carefully compiled, no 

warranty or promise as to its correctness is made or intended.  Interested 

parties should undertake independent inquiries and investigations to satisfy 

themselves that any details herein are true and correct. 

 

In addition, no forecasts are being made about potential capital gains or 

rental returns.  Past information about capital gains or rental growth does not 

imply such gains or growth will be made in the future.   

 

Matusik Property Insights Pty Ltd disclaims all liability for any loss or damage 

suffered by any person of, or in connection with, the provision of information 

herewith, or the purported reliance thereon by any person. 
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