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API and Australian 
Property Monitors have 
investigated our top rental 
growth regions and found 
40 metro suburbs where 
rents are rising. Plus we’ve 
thrown in 160 more!  
KIERAN CLAIR [@kieranclair]
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If you manage to land a near-city 
suburban investment where the rents 
skyrocket, then you’ve taken out 
property’s dream-double, my friend. 

Before you know it, your capital growth 
investment starts going into positive cash 
flow territory – jackpot! 

At our request, Australian Property 
Monitors (APM) were keen to run numbers 
and find the top suburbs around Australia 
for asking rent gains over the course of the 
past 12 months. To keep the keel even, the 
first data set reflects three-bedroom houses 
within 20 kilometres of each capital city 
CBD. For the unit table, APM researched 
asking rents for two-bedroom properties 
within a 10-kilometres radius. Suburbs were 
only included if they had 50 or more rental 
listings to help reduce skewing.

For each category, APM identified the top 
100 suburbs for year-on-year weekly asking 
rent gains to June 2014 (check the QR code at 
the end of this article on page 30 for the full 
list), and we’ve also dug a little deeper for you 
on the front-runner top 40 suburbs results.

■nTHE TOP 40
In the housing top 20, only Victoria, New 
South Wales and South Australia got a 
guernsey. Victoria had the largest presence 
with more than half of the leading suburbs. 
The top 14 suburbs in housing all saw 10 per 
cent or more growth in their asking rents 
over the period.

For units, just about every state got a call 
up – except Western Australia, which failed 
to appear on either list. New South Wales 
took out the blue ribbon with 10 suburbs in 
total including positions one and two. Unlike 
housing, only the top nine unit suburbs saw 
10 per cent or more growth in asking rents, 
but the best unit suburb, Botany, enjoyed a 
gain of 27.5 per cent. In comparison, the best 
performing house suburb was Spotswood 
which saw a 16.3 per cent gain.

But Dr Andrew Wilson, senior economist 
at APM and an API columnist, says not to 
expect recent rental gains to be sustainable 
because markets don’t work this way.

“If you see rents moving away from 
prices, then there will be an adjustment 

process downstream at some point… rental 
movement is a leading indicator of what’s 
happening in the housing market.”

Therefore strong rent gains can highlight 
suburbs gaining popularity in the market 
amongst those that may not be able to afford 
to buy there, acting as a beacon of capital 
growth for those who can.

As Wilson notes, rental affordability will 
travel through a metropolitan area as a wave. 
So if you’re trying to locate addresses where 
rents will rise, look at those areas adjacent 
to suburbs that have already had strong 
rental growth.

As far as smart investing goes, Wilson 
follows a tried but true approach that many 
property millionaires subscribe too – take 
a long-term view of your investments and 
you’ll likely come out a winner

“It’s got to be key to property investment 
in the sense that you can rely on the growth 
of the capital city, the growth of population, 
to rediscover ‘bridesmaid’ suburbs or areas 
because they’re more affordable. Then they 
move into catch-up mode. They gentrify.”

■nVICTORIA
On the housing front, Victoria came out the 
clear leader. Not only were more than half 
the state’s suburbs in the top 20, they filled 
out the first four places in the ranking with 
Spotswood, Highett, Windsor and Carlton 
setting the pace. Buyers’ agent Catherine 
Cashmore says Spotswood has been an 
affordable location but this has actually made 
it more desirable as other markets move, 
typical of a ‘bridesmaid’ suburb. She notes 
there’s been gentrification in these suburbs, 
and new product commands a higher rental 
than what was previously on offer. 

“What you can be assured of is that people 
who earn more are moving into those areas.”

Cashmore says Highett, which came in 
second on the table and is a relatively long 
15 kilometres from the CBD, may have 
seen a hike in asking rents due to changing 
perceptions and improved facilities.

“It used to have a real stigma over it. Now 
there’s not. Now the homes sell for around a 
million dollars and there’s subdivision going 
on and building,” she says.

Third place getter, Windsor, is a suburb 
of mixed quality and some tenants are okay 
with paying a little more for this address.

“There’s some little pockets of Windsor 
that are really high class and then there’s 
other pockets where there’s a lot of 
rental accommodation.”

Cashmore says Carlton’s market is directly 
linked to a student rental base. 

“If we have an uptake of foreign students 
moving in, then Carlton would reap 
that gain.”

Glen Iris, at almost nine kilometres from 
the CBD, has a broad property base and its 
rental fortunes can be mixed.

“There are some areas that are closer to 
Malvern, and the really nice shopping centres 
that attract a higher price, and then there are 
other areas that aren’t. It’s interesting.”

Coburg North, at position 11 in the 
rankings, is another locality that has become 
increasingly popular, because of its relative 
affordability. It’s losing the negative stigma it 
once carried too.

Cashmore says Cheltenham and Mentone, 

which came in 14th and 15th in the rankings, 
are near desirable areas, which drives 
demand, while Balwyn has seen strong 
demand on the back of its highly regarded 
local school and the influx of buyers from 
other countries. She says Balwyn would 
be her pick of the suburbs because the 
fundamentals are sound for capital growth.

“You have families that are prepared to pay 
a premium on emotional value to get their 
kids into the school (and) you have investors 
that enjoy the area because they get higher 
rent and higher capital growth.”

Coming in at 20th in the house rankings, 
Fitzroy was a surprise addition for Cashmore. 
She says yields have been tightening in this 
well known location since 2013 and she 
doubts that the sort of rental gains our table 
indicates could be sustained into the short to 
medium term.

Regardless of the past rental performance, 
Cashmore is generally bullish about capital 
gain prospects for properties in the top 20 
house list. Housing in areas such as Highett 
and Spotswood, which are gentrifying, offer 
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GAINS “ If you see rents moving away from prices, 

then there will be an adjustment process 
downstream at some point.”  
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the best investment potential, given their 
accessibility to the CBD.

“Over the next few years, absolutely 
we’re going through a new housing cycle 
and there’s going to be gains to be had in 
those suburbs.”

For units, Caulfield and Parkville 
both ranked on the list at 14th and 
15th respectively. Caulfield sits between 
the desirable suburbs of Bentleigh and 
Brighton East. Cashmore says it has a 
diverse residential base with a large Jewish 
community, as well as student tenants from 
Monash University. This means demand is 
good from renters and homebuyers across 
the board. The suburb also has easy transport 
options into the city. Parkville rentals 
similarly benefit from student demand. 

“It’s next to the park and Melbourne 
Zoo. You’re not far from the hospital. It’s 
right on the border of North Melbourne,” 
Cashmore says.

■nNEW SOUTH WALES
Gavin McPherson, CEO of Oasis Property, 
reminds investors to remember the 
fundamentals when using rental statics.

“Capital growth moves the dial instantly. A 
lot of people can pile into a market and buy 
a property in a month and change a figure. 
Rental markets are totally different because 
we’ve got all these people signed up to six, 12, 
18 and 24-month agreements.

“I think once this big capital growth surge 
passes, the next new story will be the rental 
yields trending down.”

McPherson says when it comes to gains in 
rents, some Sydney suburbs can be lumped 
together – Randwick, Neutral Bay, Woollahra 
and Mosman. He says these locations don’t 
experience much price sensitivity, because 
they appeal mostly to owner-occupiers, so 
listings are often limited. He says there’s also 
great local amenity with a village atmosphere 
in these areas.

“These are consistently good players. 

You’ve got a limited amount of houses with 
proximity to the city, with great amenities 
and with low-crime rates, etc. and great 
schools as well.”

McPherson suggests if you don’t have the 
dollars to buy detached housing in blue-chip 
positions, perhaps purchase a unit with the 
same address, or seek housing in nearby 
suburbs that still access the nice facilities.

“You can hang out with the same people at 
the same places, you just have to go home to 
a shoebox.”

Rockdale, which sits 11 kilometres from 
the CBD, has a strong ethnic population that 
likes to hold on to its housing stock. This 
reduces the numbers of listings and keeps 
both prices and rentals up.

“In the context of seven to 10 years plus, 
Rockdale is a great suburb for an established 
house, but as soon as you switch to a unit, it 
makes me want to leave.”

McPherson says Leichhardt offers plenty of 
appeal for housing, but to be careful of the 
stats. He says that the median asking rent at 
$770 per week seems too low.

Oatley is a ‘fringe’ suburb in the analysis, 
but its train link to town, and appealing 
streetscapes, go a long way with both tenants 
and owners, McPherson says.

“It’s a very, very in-demand suburb. It’s like 
a little village that escapes the high rise and 
the density. It’s very green and very leafy. 
The amount of stock it doesn’t have available 
for rent, because most people are owner-
occupiers, is incredible. I’d expect that (rental 
growth) trend also to be up over the next year.”

Auburn in the western suburbs has a large 
Muslim community with established facilities 
catering to this demographic, all of which 
supports property demand.

In the unit list, McPherson says Leichhardt, 
Clovelly, North Willoughby, Darling Point 
and Chatswood all have price resistance. He 
also believes Botany has garnered attention 
as gentrification takes hold.

“It’s like one of those areas that all 
of a sudden hit its stride. It’s had that 
gentrification… because of its proximity to 
the city, and its access to, not only the airport, 
but to train stations, etc.”

However, McPherson says investors should 
be careful of this location, as a large amount 
of product is new.

“As soon as the building next door goes up 
a year and a half later… the tenant looks over 
there and goes, ‘Isn’t that nice? I’d rather have 
that for $700 a week.’

“Chippendale is exactly the same. 
Chippendale is very close to the city…  
Most people would walk home from the city 
I’d suspect.”

Finally Croydon and Concord might 
provide an affordable option for investors.

 HOUSES THREE-BEDROOMS WITHIN 20KM OF A CBD WITH MORE THAN 50 LISTINGS

Rank

KM 
to 

CBD Suburb State

No. of 
advertised 

listings

Weekly 
asking 
median 
rental 
price

Asking 
median
rental
 last 
year

Year
 on 

year  
growth

Dollar 
difference

Median 
estimated 

asking 
rental 
yield

1 7.4 Spotswood Vic 57 $465 $400 16.3% $65 3.7%

2 15.2 Highett Vic 88 $543 $468 16.0% $75 3.6%

3 3.8 Windsor Vic 67 $695 $610 13.9% $85 3.7%

4 2.8 Carlton Vic 67 $740 $650 13.8% $90 3.5%

5 6.0 Randwick NSW 82 $993 $875 13.4% $118 3.3%

6 10.1 Oaklands 
Park SA 66 $395 $350 12.9% $45 4.9%

7 11.3 Rockdale NSW 59 $620 $550 12.7% $70 4.0%

8 8.9 Glen Iris Vic 147 $620 $560 10.7% $60 2.6%

9 3.9 Neutral Bay NSW 66 $950 $860 10.5% $90 3.5%

10 3.8 Woollahra NSW 80 $1325 $1200 10.4% $125 3.4%

11 10.9 Coburg North Vic 66 $400 $363 10.3% $38 3.8%

12 5.3 Leichhardt NSW 217 $770 $700 10.0% $70 4.0%

13 10.0 Balwyn Vic 84 $550 $500 10.0% $50 2.1%

14 19.4 Mentone Vic 119 $550 $500 10.0% $50 3.9%

15 17.3 Cheltenham Vic 191 $470 $430 9.3% $40 3.6%

16 3.8 North 
Melbourne Vic 102 $650 $595 9.2% $55 3.9%

17 5.5 Mosman NSW 133 $1200 $1100 9.1% $100 3.3%

18 17.9 Oatley NSW 64 $600 $550 9.1% $50 3.3%

19 17.0 Auburn NSW 213 $490 $450 8.9% $40 4.3%

20 2.8 Fitzroy Vic 66 $745 $685 8.8% $60 3.8%

Source: Australian Property Monitors. Based on advertised rental listings in the 12 months to June 2014.
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“They are very close to each other in 
geographical location as well, so you could 
almost call them the same suburb.

“Over the next three to four years even, 
they would still have good growth.”

■nQUEENSLAND
Brisbane has had a more subdued result 
than expected in the past 12 months. If you 
talk to local professionals, they’ll tell you 
while an overall annual capital growth rate 
of around six per cent seems reasonable for 
the Queensland capital, the rental market has 
been fairly soft. Wilson says this is typical of 
Brisbane’s market.

“It’s had a very consistent rental profile. 
It’s a very even market, and I think that 
represents the fact that it has very low overall 
vacancy rates for houses. Therefore, that 
demand is always shifting through the whole 
market without it finding any highs or lows.

Ben Anderssen, director at Property Chase 
Buyers’ Agency, agrees Brisbane has been a 
steady performer, with consistent gains over 
the long-term.

“I think that what you’ll find with most of 

Brisbane, especially inner-Brisbane, is that 
the rents have been steadily increasing over 
the past six or seven years.”

That said, he notes the past six months 
have been more subdued, with many suburbs 
seeing a softening in their rents.

While Queensland didn’t make it onto the 
top 20 list for housing, it had five suburbs 
come in amongst the best unit performers, 
with Woolloongabba and Kelvin Grove taking 
out the third and fourth spots respectively.

“Woolloongabba and Kelvin Grove have 
traditionally been quite big for students,” 
Anderssen says.

He notes Kelvin Grove has great investment 
features with a now established urban village, 
good proximity to the CBD and ready 
access onto the Inner City Bypass and other 
major roadways. He says Woolloongabba is 
somewhat similar and both offer property 
with more affordable rent than in other areas 
such as Paddington and New Farm.

Highgate Hill, which sits just over two 
kilometres from the heart of Brisbane, also 
made the grade with a ranking of eighth 
on the list. It generally has older style 

attached housing, although there’s some new 
development going on that could stimulate 
demand. Another reason rents are rising 
is it feeds off the popularity of West End, 
according to Anderssen.

“It still has a really nice feel to it. I think 
people who possibly like the idea of West 
End but don’t like the difficulty getting car 
parks and things like that tend to gravitate  
to Highgate Hill.”

Sherwood is also a ‘bridesmaid’ suburb 
with some salubrious neighbours such as 
Chelmer and Tennyson. The suburb has a 
train station and local lifestyle facilities of 
appeal too.

“It’s a lovely, leafy suburb. Parts of it were 
affected by the floods but not as much as 
people would think.”

Another reason for the strong asking-rent 
gains is the increasing numbers of new unit 
developments that drive the median up.

Finally, the riverside suburb of Bulimba 
filled out the Sunshine State’s best 
performers, and Anderssen says it’s an area 
worth keeping your eye on.

“Bulimba is almost bomb-proof. It was an 
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area that was primarily industrial with a lot 
of boat building and factories and things 
like that down on the river. Then in the ’80s 
people started to realise there were these 
great workers’ cottages.

“The only downfall of the area is that there’s 
literally three streets you can get out to get 
into town in the morning. As a result, traffic 
can be a shocker.”

■nSOUTH AUSTRALIA
SA’s general performance has been lacklustre 
but there are more than a few observers who 
are beginning to tip it as a market to watch 
over the coming year. SA had one suburb 
come up amongst the high achievers in the 
house ranking, with Oaklands Park landing 
at number six on the list. Located around 
10 kilometres from the CBD, it’s an area 

of renewal that ‘bridesmaids’ off Brighton. 
Property academic, Peter Koulizos, says it’s 
the suburb’s new stock that’s causing median 
asking rents to rise. He notes around half 
of the suburb’s rental stock is government 
housing, but that’s slowly changing, with 
larger, older homes being knocked down 
and replaced with new dwellings. Koulizos 
suggests investors drill-down beyond the 
numbers and determine how much of the 
listed stock was ex-housing commission. 

“So it’s not so much the extra demand for 
me, it’s the type of supply that’s come in, that 
is the new homes. The bottom line is, the 
picture may not be as rosy as the stats are.”

Koulizos says the big draw card for the 
suburb is Westfield Marion, which is the 
largest regional shopping centre in South 
Australia. For investors, Koulizos suggests 
trying to land one of the ex-government 
homes rather than a new abode, as it will 
have more capital gain potential.

The only SA suburb to make the unit 
list was Glenelg. This is a very desirable 
beachside locality with plenty of aesthetic 
appeal to locals.

“If you’re renting a unit, it’s very desirable, 
especially for younger people.”

Koulizos cautions, however, there are a 

number of holiday rentals in Glenelg and 
this could be messing with the yield, so it’s 
best not to take that particular number on 
face value.

“Basically, check the stats and go deeper.”

■nTASMANIA
Tasmania’s Glenorchy landed at 12 on the 
unit list and has seen a respectable 8.3 per 
cent gain in asking rent over the year. At 
around 6.5 kilometres from the Hobart CBD, 
most of it sits west of the Brooker Highway. 
Andrew Peck, a director at Herron Todd 
White Hobart, says it’s well serviced with 
a major shopping centre and good general 
amenity, but its appearance on the ranking 
would likely reflect the increase in new 
unit construction.

“Glenorchy has got a range of aged 
property. There’s been new units hit the 
market that have pushed the median up.  
The new ones, they’ll ask $260 to $300 per 
week on. While with the older ones, they’ve 
got old flat-type units there that could pull 
$200 per week. The rental market (overall) 
hasn’t moved any great degree.”

■nNORTHERN TERRITORY
The NT’s single entry into the stats is 
Larrakeyah at number six in the unit table. 
With a 12.5 per cent gain in asking rent, 
it would appear this is the belle of the Top 
End’s ball for investors, but Tod Peterson, 
owner of Peterson’s Property Search, says this 
could be seasonal, and isn’t sustainable.

“Once we hit September, we’re coming into 
the build-up for the wet season and that’s 
where, as far as rentals go, demand is going 
to fall away.

“It’s still good but it’s not nearly as good as 
it was six months ago… With a lot of this 
new stuff that’s coming online, they could 
get away with asking $700 a week on good 
two-bedroom units. That’s not happening 
anymore. To get somebody in there, they’ve 
got to drop by $50 to $70 per week.”

Peterson says 
Larrakeyah has great 
appeal with easy 
access to the CBD, as 
well as its own café 
and lifestyle facilities, 
plus a near-water 
location proving 
popular with owners 
and tenants alike. 
He says despite the 
current softening in 
rental demand, the 
suburb continues to 
be a great long-term 
prospect if you can 
time it right.  API 

 UNITS TWO-BEDROOMS WITHIN 10KM OF A CBD WITH MORE THAN 50 LISTINGS

Rank

KM 
to 

CBD Suburb State

No. of 
advertised 

listings

Weekly 
asking 
median 
rental 
price

Asking
median
 rental

last
 year

Year
 on 

year  
growth

Dollar 
difference

Median 
estimated 

asking 
rental 
yield

1 8.9 Botany NSW 117 $580 $455 27.5% $125 4.6%

2 2.1 Chippendale NSW 194 $730 $600 21.7% $130 4.6%

3 2.8 Woolloongabba Qld 163 $475 $408 16.6% $68 5.4%

4 2.6 Kelvin Grove Qld 219 $470 $410 14.6% $60 5.4%

5 5.3 Leichhardt NSW 187 $550 $483 14.0% $68 4.7%

6 2.4 Larrakeyah NT 96 $585 $520 12.5% $65 5.6%

7 8.2 North 
Willoughby NSW 60 $545 $493 10.7% $53 4.2%

8 2.1 Highgate Hill Qld 130 $420 $380 10.5% $40 5.1%

9 8.0 Sherwood Qld 78 $385 $350 10.0% $35 5.0%

10 8.5 Chatswood NSW 603 $620 $570 8.8% $50 4.2%

11 4.2 Bulimba Qld 174 $468 $430 8.7% $38 5.1%

12 6.6 Glenorchy Tas 86 $228 $210 8.3% $18 6.0%

13 9.8 Burwood NSW 412 $530 $490 8.2% $40 4.5%

14 8.1 Caulfield Vic 70 $420 $390 7.7% $30 4.1%

15 4.6 Parkville Vic 142 $430 $400 7.5% $30 3.9%

16 6.9 Clovelly NSW 144 $675 $630 7.1% $45 4.0%

17 8.8 Croydon NSW 82 $450 $420 7.1% $30 4.2%

18 9.8 Concord NSW 98 $470 $440 6.8% $30 4.5%

19 9.8 Glenelg SA 145 $395 $370 6.8% $25 4.6%

20 2.6 Darling Point NSW 160 $800 $750 6.7% $50 3.8%

Source: Australian Property Monitors. Based on advertised rental listings in the 12 months to June 2014.
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