
                                                           

 
 

90 Horizon Drive, Middle Park (Brisbane) QLD Australia 
 

Coles Anchored Neighbourhood Shopping Centre in Brisbane 
 

Metro Middle Park Shopping Centre comprises a modern, single-level enclosed neighbourhood 
shopping centre anchored by a 2,626sqm* Coles supermarket and supported by 38 specialty shops, 2 
kiosks and 1 ATM. The complex features a total gross lettable area of 6,433sqm* and at grade 
parking for 301* vehicles. 
 
Metro Middle Park is located in the established suburb of Middle Park, 17km* south-west of the 
Brisbane CBD. The property is strategically positioned on the corner of Horizon Drive and Riverhills 
Road. Horizon Drive is a local connector road connecting the centenary suburbs to the M5 (Centenary 
Motorway) via Sumners and Dandenong Roads. 
 

 
 

This property represents an exceptional buying opportunity. Most metro-based Coles or Woolworths 
anchored shopping centres in major cities are selling in the 5% to 6% net yield range, whereas this 
property is closer to 7%* net yield on a fully leased basis. Furthermore, there are a number of value-
add opportunities that have the potential to add significant value to the property. Refer to the “Value 
Add” section of this Report. 

 

Write Up Information 

Purchase Price $ 41,000,000 

Fully Leased Net Yield 7%* 

Asset Class Neighbourhood Shopping Centre 

Property Market Status Post Market (EOI campaign in July 2024) 

Infrastructure Level Tier 1 - Brisbane 
 

 
 

 

  



                                                           

 
Key Highlights: 

● Only Neighbourhood Centre in Expansive Trade Area - Enclosed neighbourhood 

shopping centre anchored by Coles + 38 specialties + 2 kiosks. Total GLA 6,433sqm* plus 

parking for 301* cars. 

● Rare Metropolitan Brisbane Offering - Rare opportunity to acquire a centre in booming 

metro Brisbane. 

● Large Main Trading Area (MTA) Catchment - Only major supermarket in a large MTA 

catchment of 24,690 people, including 15,840 in the Primary Trade Area.^ 

● Diverse Daily Needs Tenancy Mix - Diverse convenience-based tenancy mix including 

Food, Liquorland, Amcal Chemist, Medical, Casual Dining & Professional Services. 

● Supermarket Rental Growth - Coles currently trading into turnover rent. 

● Affluent Young Family Catchment - Attractive trade area profile comprising affluent young 

family households. High income levels 17% above Brisbane average. 

● Strong Embedded Land Value - High profile 21,390sq m* site zoned District Centre DC1, 

allowing mixed use development options with 90%* site cover + up to 4 storeys in height 

providing up to 77,000sq m* GFA potential. 

● Strong Retail Spending Forecast Growth - MTA retail spending of $459.4m increasing to 

$692.9m by 2041.^ 

● Net Annual Income (Fully Leased) - $2,852,103 p.a.* 

 

*Approximate 

^Source: LocationIQ 

 

Why we like this investment: 

● Coles anchored – prime grade lease covenant 

● Non-discretionary retail asset – recession proof 

● Strong tenant mix including retail and medical 

● High yielding – 7%* in comparison to 5% to 6% for new centres with longer Coles or 

Woolworths leases 

● Value add upside potential – including increasing the Coles lease term, solar, new medical 

centre lease and a number of others 

● Current and future development potential – residential, retirement, childcare, fast food/coffee 

drive throughs, car wash, etc 

● Significant potential for value uplift 

 

  



                                                           

 
Background Information 

Age of the asset? Built in stages and expanded over time with most 

recent expansion completed in circa 2018. 

Originally built in 1980’s. 

Any unapproved structures on-site? Not that the agent is aware of 

Owners reason for selling? Owned in a private partnership – partners are 

looking to go their own ways. 

Last year/price sold for? Not applicable (brand new) 

Are the seller & tenant related parties? No 

How long has the current tenant been on-site? Coles since 2009 (previously a Bi-Lo supermarket, 

and prior to that, a smaller supermarket, prior to 

the expansion) 

Vacancy 1-6 months avg time to find a tenant (depending 

on size) if a current tenant were to vacate 

Flood Zone Not in the 1 in 100 year flood zone (refer to Flood 

map in this report) 

 

Executive Summary 

● Address: 90 Horizon Drive, Middle Park (Brisbane) 4074 QLD 

● RP: Lot 21 on SP 288388 

● Description: Metro Middle Park Shopping Centre comprises a modern, single-level enclosed 

neighbourhood shopping centre anchored by a 2,626sqm Coles supermarket and supported 

by 38 specialty shops, 2 kiosks and 1 ATM. 

● Site Area: 21,390 sqm* (2.139 Ha) 

● Lettable Areas: 6,433 sqm* 

○ Coles Supermarket: 2,626 sqm* 

○ Specialties (38) + Kiosks (2) + ATM (1): 3,807 sqm* 

● Car Parking: 301 at grade car spaces are provided on site 

● Zoning: The site is zoned “District Centre (DC1)” which allows flexible mixed-use 

development and wide-ranging use options, with 90% site cover and up to 4 storeys height 

(STCA) 

● Council: Brisbane City Council 

● Weighted Average Lease Expiry (WALE): 3 years as at 31 January 2025. 

● Net Income: $2,852,103p.a. (fully leased estimate as at 31 January 2025) 

  



                                                           

 
The Centre 

Metro Middle Park Shopping Centre comprises a modern, single-level enclosed neighbourhood 

shopping centre featuring a total gross lettable area of 6,433sqm. 

Description 

The centre was originally constructed in 1980 and has undergone a number of major refurbishments 

over time. 

The centre is anchored by a 2,626sqm Coles supermarket and supported by 38 specialty shops, two 

kiosks and one ATM. 

The centre is located along the western side of the site and is flanked by convenient onsite parking for 

301 vehicles at grade level, equating to 4.7 spaces per 100sqm GLA. Direct access to the centre is 

available in both directions from Horizon Drive and Riverhills Road, providing a convenient shopping 

destination for local residents. 

The mall features three mall entries and a dedicated external casual dining precinct on the eastern 

frontage, with extensive covered alfresco dining areas. 

Car Parking 

Convenient onsite parking is provided for 301 cars, 6 motorcycles and 3 Coles click & collect bays. 

 

  



                                                           

 
Potential Value Add Opportunities: 

This shopping centre has significant value-add opportunities including: 

 

(1) Extend the current Coles lease: that is, negotiate a new 10 year lease with Coles 

(currently a 5 year lease expiring in December 2029) in exchange for adding additional 

option periods for Coles (currently 2 * 5 year options, Coles want 4 * 5 year option periods, 

according to the agent, as Coles risk Woolworths actually purchasing the whole centre once 

the Coles lease term and option periods get to under 5 and potentially 10 years, so 

Woolworths can replace Coles in the main trade area – Woolworths do not currently have 

a store in the main trade area and there is not currently any known available land for 

Woolworths to purchase and build their own centre). 

(2) Coles store upgrade – the current Coles fit out is tired and in need of a refresh. As part of 

the Coles lease extension (per above) make Coles complete a refurb of their store. 

(3) Medical Centre on new 5 or 10 year lease at an increased rent – they are currently on 

a month to month lease, but have been that way for the last 7 years (the agent has advised 

the current owner has not pushed this tenant to sign a new lease, as the vendor is a private 

owner, with significant family money backing (Taiwanese) and has therefore, not pressured 

the tenants to sign a new lease. A new, active owner would have the ability to increase 

rents and increase the tenure, improving the WALE and value of the centre. 

(4) Additional rental income through renting the roof space to Rethink Renewables for 

solar panels, who would add solar panels to the roof, and maintain them, at no cost to the 

Landlord, and pay the landlord rent for the space (note: Rethink Renewables would make 

their profit through charging the tenants for the electricity generated from the panels, at a 

discounted rate compared to electricity supplied through the grid). 

(5) Improve the Centre’s appearance and functionality (painting and shade sails): to 

increase customers to the store (and therefore, drive higher tenant revenue, and therefore, 

higher tenant rents) with cosmetic improvements to the centre such as painting the 3 main 

entrances to the centre in different colours (currently bland colours) and adding shade sails 

to the car park. 

(6) Future development potential of the site, given only 30% site cover, including: 

(a) Add a childcare centre 

(b) Add fast food / coffee drive through stores 

(c) Add a car wash 

(d) Add residential tower 

(e) Add retirement living accommodation 

 

STCA – Subject to Council approval 

 



                                                           

 
Development Potential 

Metro Middle Park features a large 21,390 sqm site with two street frontages in a central location 

within the primary trade area. 

The land has a flexible District Centre (DC1) zoning which allow mixed-use development up to four 

stories in height and 90% site cover, which provides for future development potential of significant 

scale up to 77,004 sqm of GFA (subject to Council approval and relevant design considerations). 

The site is currently developed with a single level enclosed shopping centre of 6,433 sqm GLAR with 

grade level parking on site for 301 cars. 

The purpose of the district centre zone is to provide for a large variety of uses and activities to 

service a district of the local government area, including, for example, administrative, business, 

community, cultural, entertainment, professional, residential or retail uses or activities. 

 

 

Potential development opportunities include: 

• Expansion of the Coles Supermarket (currently 2,626 sqm) 

• Childcare Centre 

• Residential Accommodation (perhaps from a podium level) including residential care or 

retirement facility 

• Pad Sites (fast food or coffee drive through) 

• Car Wash 

 

Illustrations of three alternate schemes that the current owner considered are provided below. 

Any development is subject to Council approval and relevant design consideration. 



                                                           

 

 

  



                                                           

 
Financials 

 

 

Subject to further due diligence 



                                                           

 
Photos 

 



                                                            
 

 

 

 



                                                            

 



                                                            

 

 

 



                                                            

 



                                                            

 



                                                            

 



                                                            

 



                                                            

 



                                                            

 



                                                            

 



                                                            

 



                                                            



                                                           

 
Location 

Middle Park is located in the affluent and established centenary suburbs, 17km south-west of the 

Brisbane CBD. 

The Centenary Suburbs include Middle Park, Jindalee, Mount Ommaney, Jamboree Heights, 

Westlake, Riverhills and Sumner. 

Middle Park is easily accessible by the Centenary Motorway (M5), a major arterial traffic route 

linking Brisbane’s western suburbs and the CBD to the north-east as well as Ipswich and Springfield 

to the south-west. 

Notable educational institutions within the area include Good News Lutheran School, Jamboree 

Heights State School, Middle Park State School, Centenary High School, along with several childcare 

centres. Middle Park is especially well serviced by sporting facilities, parklands and public transport 

services. 

The nearby Centenary Motorway is currently being improved with a $298.5m upgrade of the 

Centenary Bridge at Jindalee, providing a new 3-lane northbound bridge and a remediation of the 

existing bridge to create 3 southbound lanes, which will provide local commuters with greater 

efficiency and travel-time reliability. 

The property is near: 

• Centenary Bridge/Motorway (2 km* by road) 

• Mount Ommaney Shopping Centre (Kmart, Target, Big W, ALDI, JB HiFi, Woolworths, Coles + 

170* speciality stores (2.3 km* by road) 

• Archerfield Airport (13 km* by road) 

• Princess Alexandra and Greenslopes Hospitals (18 km* by road) 

• Brisbane CBD (18 km* by road) 

 



                                                           

 
Population snapshots: 

• Greater Brisbane population is 2,700,000* at June 2023 

• SEQ’s population is 4,000,000*. 

• SEQ’s population will increase to 6,000,000* by 2046. 

 

 

https://profile.id.com.au/australia/about?WebID=280 
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Maps 

 



                                                           

 

 

 

 

  



                                                            
Floor Plans 

 



                                                            
Flood Map (not in 1 in 100 year flood zone) 

 



                                                            

 



                                                            

 

NOTE: The property is located in the “Very Low to Low likelihood” river flooding zone (0.05% to 0.2% annual chance, or the 1 in 2,000 year flood zone or 1 in 

500 year flood zone), as well as the overland flow zone. 

The agent has advised the vendor has represented the property has not flooded to their knowledge. 

  



                                                            
Zone Map (District Centre Zoning) 

 

DC1 District Centre Zoning - The purpose of the District centre zone code is to provide for a mix of uses and activities. It includes a concentration of land 

uses including retail, commercial, residential, offices, administrative and health services, community, small-scale entertainment and recreational facilities 

capable of servicing a district. 

NOTE: the adjoining site (also zoned District Centre) to the northwest of the property is a childcare centre owned by Goodstart Early Learning.  



                                                            
Tenants 

 



                                                            

 



                                                            
Trade Area Profile 

 



                                                            

 



                                                            
Rental Comparisons (subject to further due diligence and valuation) 

90 Horizon Drive, Middle Park (Brisbane) QLD 

• Coles - $307/sqm gross rent per annum 

• Specialties (averaged) - $695/sqm gross rent per annum 

Bellmere Shopping Centre (Brisbane) QLD 

• Woolworths - $363/sqm gross rent per annum 

• Specialties (averaged) - $788/sqm gross rent per annum 

Mountview Shopping Centre (Brisbane) QLD 

• Woolworths - $338/sqm gross rent per annum 

• Specialties (averaged) - $878/sqm gross rent per annum 

Further rent evidence to come from valuation 

 

  



                                                            
Sale Comparisons (subject to further due diligence and valuation) 

90 Horizon Drive, Middle Park – 6,433sqm - $6,373/sqm (7% fully leased, 6.4% passing yield) 

 



                                                            
Financial Calculator - estimate only https://www.rethinkinvesting.com.au/calculator-result/ryc_ckqew4wp 

 

 

 

https://www.rethinkinvesting.com.au/calculator-result/ryc_ckqew4wp


                                                            

 

Offer to Purchase-Subject to Further Negotiation 

Offer to Purchase $ 41,000,000 

Deposit $ 2,000,000 where $100,000 is payable 2 days after Contract date, and balance payable 2 days after unconditional date 

Settlement Days 3 weeks from unconditional date 

Due Diligence Days 30 days from contract date 

Finance Days 30 days from contract date 

Special Conditions Subject to 18 month Rent Guarantee (to be offset from the price at settlement) for the 3 vacant shops with a total gross 

income of $239,372 p.a. 

 

Disclaimer: the information in this document is subject to further due diligence. 


