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TEA TREE GULLY LGA featuring Modbury
North Eastern Suburbs of Adelaide
Highlights
• Affordable real estate

• $235mil Tea Tree Plaza upgrade

• Low vacancies

• 700 new jobs at Datacom

• Low unemployment for 7 years

• $96mil Modbury Hospital upgrade

• Strong transport connections

• $160mil O-Bahn transport tunnel.

Suburb - houses
Greenwith
Highbury
Modbury
Modbury North
Para Hills

Typical prices
$420,000
$486,000
$385,000
$382,000
$332,000

Adelaide is Australia’s most under-rated city market. It leads the nation in terms of
the number of suburbs with rising demand, has a high level of affordability and is
underpinned by an improving economy.
Jobs and economic growth in northern Adelaide have exceeded the state averages
for the past two decades, making the precinct one of Australia’s fastest-growing
economic regions. The City of Tea Tree Gully has benefited from this as its construction
sector grows, attracting 100 new construction businesses to the City between 2015
and 2017.
Of particular note in the City of Tea Tree Gully is the low unemployment rate which
has been consistently below the Greater Adelaide and State rates for the past seven
years, confirming the resilience of the local economy.
The City is also well connected to jobs nodes at Port Adelaide, the CBD and nearby
business parks in Edinburgh and Mawson Lakes.
With most suburbs having median house prices in the $300,000s and $400,000s, and
vacancies low in most postcodes, the Tea Tree Gully area is worthy of consideration
by both home-buyers and investors for its lifestyle, affordability and future growth
prospects.

TEA TREE GULLY LGA, North Eastern Suburbs of Adelaide

2

Economy and Amenities
The Tea Tree Gully region, once a patchwork of farms
and freestone quarries, slowly became absorbed by
suburbia around the 1970s and 1980s. Today it is
one of Adelaide’s most appealing residential areas,
supported by a raft of major infrastructure features.
The major business district of the City of Tea Tree
Gully is at Modbury, the location of Westfield Tea Tree
Plaza and the Council Chambers. Other facilities
include the Modbury Hospital and Datacom, an
IT and services training facility located at the
former TAFE site. Datacom employs 700 and has a
3-year government contract to assist immigration
enquiries.

Location

• 12–25km north-east of Adelaide CBD
• Access to the CBD via North East
Road and O-Bahn busway
• Access to Port Adelaide via Grand
Junction Rd and Port River
Expressway
• LGA: City of Tea Tree Gully.

Golden Grove and St Agnes are the major industrial
precincts for the municipality.
Under Adelaide’s North-South transport corridor
plan, Modbury and Golden Grove are identified as
Activity Centres.

- Employment Nodes
The City is well catered for with schools, medical
facilities, retail and small industry and is well
connected to the employment nodes of:

Population & Demographics
• Population 2016:		

98,000

•

Edinburgh Defence Precinct

• Projected population 2036:

•

Techport, Port Adelaide

• Median age:		

•

Technology Park, Mawson Lakes

•

Adelaide CBD.

• Countries of birth: England 9%, India
1.5%, Italy 1%, China 1%, Scotland
1%.

Research by .id shows that 22% of the residents in
the City of Tea Tree Gully work locally; another 17%
commute to the CBD; 13% work at Port Adelaide and
12% have employment in the nearby City of Salisbury.
Edinburgh Defence Precinct is a key national
Defence research, manufacturing and sustainment
hub housing RAAF Base Edinburgh, the Defence
Science and Technology Organisation, and major
defence companies including BAE Systems Australia,
Lockheed Martin Australia and Australian Aerospace.
The 7RAR Battle Group in Edinburgh Parks generates
$100 million in revenue and 1,600 jobs in South
Australia each year.
Techport Australia is a major ship-building facility
and also serves as a hub for the naval industry. This
precinct is the focus of an $89 billion ship-building
program by the Federal Government.
Technology Park Mawson Lakes has about 90 hightechnology companies in the defence, aerospace,
advanced electronics and information technology
sectors. The Park employs around 2,000 people.
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Source: 2016 Census and .id

Employment by Industry
• Health care/social assistance

15%

• Retail trade			

11%

• Education & training		

9%

• Construction			

9%

• Public admin/safety		

9%

• Manufacturing			

8%

Source: 2016 Census
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- Medical Facilities
Northern Adelaide’s population of around 350,000
is serviced by the State Government’s Northern
Adelaide Local Health Network. The facilities of Lyell
McEwin Hospital, Elizabeth Vale; Modbury Hospital;
GP Plus Health Care Centre Elizabeth; GP Plus
Super Clinic Modbury; and a satellite site at Gilles
Plains collectively employ 4,000 staff.

Property Profile
HOME OWNERSHIP
34% own their homes
44% have mortgages
19% rent their homes

- Transport
The O-Bahn busway, a high frequency bus service,
starts in the City of Tea Tree at the Tea Tree Plaza
Interchange, linking to jobs in the CBD. Travel times
into Adelaide were further reduced recently with the
opening of a $160 million underground tunnel at the
city end of the track.
This led to a clustering of commercial and community
development near the Tea Tree Plaza Interchange, as
businesses and services optimised the easy access
to public transport and the city centre.
The City of Tea Tree Gully is well connected via the
Port River Expressway to the ship-building and
submarine industries at Port Adelaide.
Northern Adelaide is serviced by Adelaide’s second
airport. Surrounding the Parafield Airport is a range
of bulky goods retail outlets such as Bunnings and
Kresta. The airport precinct employs around 1,000
and creates another 900 indirect jobs. Parafield
Airport is a pilot training base and is used by small
aircraft.

- Other Major Facilities
The $3 billion Mawson Lakes is a master-planned
residential area on the fringe of the Tea Tree Gully
LGA area. Mawson Lakes has a campus of the
University of South Australia with 4,000 students.
Other nearby educational facilities include TAFE
campuses at Elizabeth and Salisbury.

Source: 2016 Census

The Adelaide real estate market ranks as the most
buoyant in the nation, impressing with its steady
performance over the past four years.
Hotspotting’s quarterly surveys of sales activity
shows that Adelaide has multiple municipalities
which have five or more suburbs with rising sales
trajectories leading to price growth. Tea Tree Gully
LGA is one of these.
Many suburbs within the City of Tea Tree Gully have a
pattern of rising demand or consistent sales activity,
which underpins price growth potential.
Highlights of the Tea Tree Gully property market
include affordable prices, low vacancies, good rental
yields and steady price growth.
CoreLogic data indicates that most suburbs have
median house prices in the low $400,000s, though
suburbs with medians in the $300,000s include
Banksia Park, Modbury, Modbury North, Para Hills,
Ridgehaven, Surrey Downs and Vista.
The strongest uplift in median house prices in the
last 12 months was recorded in the suburb of Tea
Tree Gully where the median price is $445,000
following an 18% rise.
Significant price growth has also been noted around
the core suburbs of Modbury, Modbury Heights,
Modbury North, Redwood Park and Ridgehaven.
Median house prices in this cluster have risen 5–8%
in the last 12 months.
Median rental yields in the majority of suburbs are
in a healthy range between 4.5% and 5.0%, but
some suburbs have yields above 5%. For example,
the median rent of $330 at Para Hills will deliver a
return of 5.2%.
Low vacancy rates are another encouraging factor
- most postcodes in the Tea Tree Gully LGA have
vacancies below 1%. This confirms the strength of
rental demand in the area.
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There was a notable increase in the number of
residential and non-residential building approvals in
FY2018.

BUILDING APPROVALS

An average of $85 million per year was spent on
residential approvals in the four years from FY2014
to FY2017.

Year
FY2018

This increased to $127 million in FY2018.
Similarly, an average of $35 million per year was
spent on non-residential approvals from FY2014 to
FY2017. This jumped to $349 million in FY2018.

5098

Houses

Units

Total

340

198

538

FY2017

315

63

378

FY2016

337

5

342

Source: ABS

TEA
TREE GULLY LGA VACANCY RATES
Ingle Farm
P/code

Suburbs						Vacancy rate

5091		

Banksia Park, Tea Tree Gully, Vista		

0.7 %		

5075		Dernacourt							1.9 %		
5126		

Fairview Park, Surrey Downs				

0.4 %		

5086		Gilles Plains							1.0 %		
5125		Golden Grove						0.2 %		
5089		Highbury							2.2 %
5088		Holden Hill							0.7 %		
5090		Hope Valley							0.7 %
5092		

Modbury, Modbury Ht, Modbury North		

0.9 %

5096		Para Hills							1.2 %
5097		

Redwood Park, Ridgehaven, St Agnes		

0.5 %

5127		Wynn Vale							0.4 %
Source: SQM Research
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The house market in the Tea Tree Gully LGA can be summarised as:
Sales
Houses

Median Houses

1-year
Growth

Growth
Average

Median
Yield

Banksia Park

56

$382,000

-5 %

2%

4.9 %

Fairview Park

65

$401,000

1%

3%

4.9 %

Suburb

Dernacourt

Gilles Plains

Golden Grove

77
53
75

Greenwith

181

Holden Hill

64

Highbury

Hope Valley
Modbury

119
99
90

Modbury Heights

132

Para Hills

147

Modbury North
Redwood Park
Ridgehaven

Saint Agnes

Surrey Downs
Tea Tree Gully
Vista

Wynn Vale

102
84
74
80
71
61
17

130

$480,000
$401,000
$485,000

0%
3%
4%

$420,000

-9 %

$400,000

4%

$486,000
$400,000
$385,000
$410,000
$382,000
$332,000
$408,000
$368,000
$420,000

3%
2%
5%
7%
8%
4%
7%
5%
4%

$368,000

-4 %

$360,000

Snr

$445,000
$448,000

18 %
6%

3%
3%
2%
2%
3%
3%
3%
3%
3%
3%
2%
3%
3%
2%
2%
3%
2%
2%

3.9 %
4.8 %
4.1 %
4.3 %
3.9 %
4.3 %
4.7 %
4.7 %
4.8 %
4.9 %
5.2 %
4.5 %
4.7 %
4.3 %
5.0 %
4.2 %
5.1 %
4.4 %

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

CORE INFLUENCES

The northern suburbs of Adelaide are poised for
major growth in the wake of considerable government
investment on infrastructure and Defence Force
projects.

Transport Infrastructure
Jobs Nodes

This augurs well for the Tee Tree Gully economy
which is already strong with low unemployment.

Government Policy

As at June 2018, the unemployment rate was 3.4% in
the City of Tea Tree Gully.
This was significantly lower than the averages of
Greater Adelaide (6.1%), South Australia (5.7%)
and Australia (5.4%), according to data from the .id
website.
The Tea Tree Gully unemployment rate has been
consistently below the Greater Adelaide and South
Australian level for the last seven years, which attests
to the enduring strength of the local economy.
The construction industry has the largest number
of businesses, comprising 28.3% of all registered
businesses, compared to the South Australian
average of 15%, according to the ABS.
Construction generated $903 million in sales revenue
for the City of Tea Tree Gully in FY2018, double the
amount generated in FY2013.
Businesses are moving to Modbury and establishing
bases - for example, IT company Datacom recently
opened an office. To accommodate the move, the
old TAFE building was refurbished, creating about
100 construction jobs. Datacom is expected to have
employed 700 staff by March 2019.
Several other projects related to retail, aged care
and hospitality are in the pipeline and more details
about these can be found in the tables at the end of
this report.

- Major Developments
A number of major new developments are boosting
employment and adding to the amenity of the area.
They include the $235 million redevelopment of
Westfield Tea Tree Plaza where a new dining and
entertainment precinct opened in late 2018. As
this project progresses, another 95 shops will be
added with major outlets such as H&M and UNIQLO
expected to be included in the tenant mix.
There is also a $96 million upgrade to Modbury
Hospital; a $37 million aged care facility; and a $40
million retirement village.

Cheapies with Prospects
The suburb of Golden Grove is currently experiencing
a boom in community and health investment, with
$95 million spent or committed.
Aged care developments are prevalent in the region,
creating a large number of jobs, according to the City
of Tea Tree Gully. Resthaven is expected to join this
growing number as it has purchased a large block
of land in Modbury and has plans to develop an aged
care facility.

- Transport
The Federal and State Governments are working
towards new road infrastructure to support growth
in the Northern Adelaide region, sharing the cost of
the $885 million project.
The Northern Connector will be a six-lane, 15.5km
motorway providing a vital freight and commuter
link between the Northern Expressway, South Road
Superway and Port River Expressway.
The State Government in undertaking an upgrade of
the 3.4km section of Golden Grove Road between One
Tree Hill Road and Park Lake Drive. Construction
is scheduled to begin in the first half of 2019, for
completion by mid-2020.

- Defence Force
Proximity to employment nodes like the Edinburgh
Defence facility helps to boost demand in popular
residential enclaves in the City of Tea Tree Gully.
At the Edinburgh RAAF Base, the Royal Australian
Air Force is upgrading its surveillance aircraft.
In support of the new aircraft, the Federal
Government is funding $659 million worth of
upgrades to Edinburgh RAAF Base.
Another Defence project is the $1.2 billion upgrade
of the radar system at the RAAF Base which would
create 200 new jobs.
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Major projects currently impacting the region are:
COMMERCIAL DEVELOPMENT
Project
Westfield Tea Tree
Plaza redevelopment

Value
$235 million

Status
Under construction
Stage 1 - a dining
and entertainment
precinct has opened

Impact
Jobs: 650

RESIDENTIAL DEVELOPMENT
Project

Value

Status

Impact

Aged care facility,
Golden Grove

$37 million

Helping Hand
Retirement Village,
Tea Tree Gully

Under construction
Completion expected
in 2019

Jobs:800 during
construction;
130 operational

$40 million

Proposed

Up to 70 units are
planned

ECH Incorporated

INFRASTRUCTURE – TRANSPORT
Project
Golden Grove Road
upgrade
State Govt
Kings Aviation Centre

Value

Status

$20 million

Approved

$200 million

Under construction
Completion due 2021

Impact

A 36ha commercial
and industrial park
for aviation-related
activities

INFRASTRUCTURE – HEALTH AND MEDICAL FACILITIES
Project
Modbury Hospital
upgrade
SA Health

Value
$96 million

Status

Impact

Approved
Construction is to
begin in 2019 and be
finished by 2021
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Hotspotting.com.au Copyright Statement
Hotspotting.com.au and/or its related bodies corporate, including Ryder Research Resources Pty Ltd ACN 055 730 339 (“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).
The information and material on this website and within these reports must not be republished, reproduced or redistributed online
or offline for any purpose without our express written permission.
You are authorised to download and view content for your own personal, non-commercial use but you must not, without the prior
written permission of Hotspotting, exploit any of our site materials or report contents for commercial 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.

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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