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Key Data
At A Glance

Market Pulse North Shore Office Market

CHANGE  
LAST 12 MONTHS

EXPECTED CHANGE  
NEXT 12 MONTHS

SUPPLY

Total Stock* (sqm, as at Jul-23) 1,561,270 ←→ ↑
North Sydney 932,643

Crows Nest/St Leonards 357,624

Chatswood 271,003

Completions* (sqm, 6 months to Jul-23) 31,238 ↑ ↑
Net Supply* (sqm, 6 months to Jul-23) 31,238 ↑ ↑
DEMAND

Net Absorption* (sqm, 6 months to Jul-23) -13,830 ↑ ↑
North Sydney -20,836

Crows Nest/St Leonards 1,210

Chatswood 5,796

Tenant Enquiry (sqm, as at Jun-23) 53,382 ↓ ↑
VACANCY

Vacancy Rate* (%, as at Jul-23) 21.9 ↑ ←→
North Sydney 22.7

Crows Nest/St Leonards 24.3

Chatswood 16.1

Sublease Availability (sqm, as at Jun-23) 35,044 ↓ ←→
RENTS

Net (Gross) Face Rents ($/sqm avg, as at Jun-23)

North Sydney

Premium 1,050N (1,215G) ↑ ↑
A Grade 893N (1,040G) ↑ ↑
B Grade 763N (907G) ↑ ←→
Crows Nest/St Leonards

A Grade 646N (792G) ←→ ←→
B Grade 500N (640G) ↓ ←→
Chatswood

A Grade 668N (791G) ↑ ↑
B Grade 537N (665G) ←→ ←→
Incentives (% range, as at Jun-23) 34-40 ↑ ←→
* Source: Property Council of Australia (PCA) Jul-23
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Total North Shore stock rose 2.0% over the first half 
of 2023, to 1.56mil sqm.

There were two major completions over H1 2023: 
558 Pacific Highway, St Leonards (16,738sqm 
of office NLA) and 2 Blue Street, North Sydney 
(14,153sqm NLA).

Tenant demand remains very weak across the North 
Shore.  Following three consecutive years of negative 
net absorption over 2020-2022, another -13,830sqm 
was recorded over H1 2023.

Tenant enquiry for the North Shore remains extremely 
low with just 53,382sqm recorded as at Jun-23. This 
figure is only 29% of the pre-pandemic (Dec-19) total  
and just 34% of the 6-year average.

Chatswood’s vacancy rate fell over H1 2023 (to 
16.1%) but North Sydney (22.7%) and Crows Nest/
St Leonards (24.3%) both rose and are each at their 
highest in over 33 years of records.

Premium (1.5%) has, by far, the lowest vacancy 
rate of the building grades with A, B and C grades 
spanning 17.5%-28.2%. 

Face rents grew between -3.8% and +7.0% in 
the 12 months to Jun-23, with North Sydney 
seeing the strongest growth and Crows Nest / St 
Leonards the weakest.  Across the building grades, 
Premium and A grade generally outperformed B 
grade.

Incentives across the North Shore rose materially 
higher over the 12 months to Jun-23.  Lower 
incentives are offered for higher building grades 
versus lower grades, whilst North Sydney has lower 
incentives than both Crows Nest / St Leonards and 
Chatswood.

Effective rents recorded growth of between 
-9.2% and +5.5% in the 12 months to Jun-23, 
with Premium grade the only segment to see an 
increase.  

As for face rents, North Sydney outperformed 
whilst Crows Nest / St Leonards lagged and 
effective rents in the higher grades held up better 
than the lower grades.
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Two new office developments are currently under construction on the North Shore - the Victoria Cross above-station development (above) 
and 88 Walker Street (below), both located in North Sydney.



Total North Shore supply increased by 2.0% (30,891sqm) 
over the first half of 2023, increasing total supply to 
1.56mil sqm, with no stock withdrawals.

Major office projects completed this year include:

558 Pacific Highway in St Leonards (16,738sqm of office 
NLA), and

2 Blue Street, North Sydney (14,153sqm NLA).

Two office projects remain under construction:

88 Walker Street (13,602sqm, due in Q3 2023) and

Victoria Cross (55,318sqm, Q4 2024)

Both developments are located in North Sydney and will 
deliver an additional 68,920sqm of office NLA over 2023-
2025.

Project Developer / 
Owner

Type Office  
NLA

Precinct Expected  
Completion

    Comment

88 Walker Street Bilbergia New 13,602
North 

Sydney
Q3 2023

13,600sqm of office over 24 levels on top of a 252-
room hotel. 10% committed to AirTrunk.

Victoria Cross Metro 
Station OSD

Lendlease / APPF New 55,318
North 

Sydney
Q1 2025

42-storey building over the future Victoria Cross 
Metro station to accommodate over 4,000 workers.

Affinity Place,
110 Walker Street

Stockland New 59,000
North 

Sydney
Proposed

DA approved, consolidation of three B-grade 
buildings into 2,300sqm site. Actively seeking pre-
commitment.

153-157 Walker Street GPT New 46,000
North 

Sydney
Proposed

Proposed 46,000sqm office tower on 1,922sqm 
consolidated site.

100 Walker Street Pro-invest New 38,000
North 

Sydney
Proposed

DA approval for 45-level timber and concrete 
building designed by Bates Smart.

107 Mount Street
Dynasty ABC 
Investment 
Holdings

New 27,097 GFA
North 

Sydney
Proposed

DA submitted for Bates Smart designed 37-storey 
tower with 30 levels of office.

Chatswood RSL 
446 Victoria Avenue

Chatswood RSL New 34,890 Chatswood Proposed
DA approved for demolition of existing structure 
and building envelopes for a 24-storey commercial 
tower.

29-57 Christie Street Arrow / Starwood New 21,400
St 

Leonards
Proposed 

DA approved for two buildings: Tower A - 8,480sqm 
and Tower B - 12,920sqm (21,400sqm total). Actively 
seeking pre-commitment.

Metro Over Station 
Development - Lot A

Thirdi / Phoenix 
Property

New
15,000-
25,000

Crows Nest Proposed
Approved concept proposal allows for a hotel of up 
to 200  rooms and between 15,000-25,000sqm of 
office space over one or two towers.

46-52 Nicholson 
Street

Jemalong 
Property Group

New 4,000
St 

Leonards
Proposed

DA lodged for 25-storey A grade development with 
34,000sqm GFA and targetting 6-star Green Star.

100 Christie Street Elegant Group New c.6,000
St 

Leonards
Proposed

DA submitted for 39-storey mixed use development 
with 6 levels of office.

Supply

Major Office Developments Under Construction & Proposed

Market Pulse September 2023
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Annual Net Absorption - North Shore 1990-2023

Tenant demand, in terms of net absorption, remains very weak across the North Shore.   Following three consecutive 
years of negative net absorption over 2020-2022, another -13,830sqm was recorded over H1 2023.  Should the 
trend continue over 2H 2023, the market will notch a fourth consecutive year of negative net absorption for just 
the second time in 34 years of records (the other time being 2001-2004, post the dot-com crash).

Cumulative net absorption on the North Shore over the last 10 years (Jul-13 to Jul-23) totalled -115,442sqm or,  
in other words, there is 115,442sqm less occupied office space now than in Jul-13.  Meanwhile, over the same 10-
year period, the North Shore’s total stock of office space increased by 57,653sqm (to 1.56mil sqm).

Tenant Demand 
Net Absorption



Precinct 6 Months 
to Jul-23

12 Months  
to Jul-23

North Sydney -20,836 -23,478 

Crows Nest/St Leonards 1,210 -6,755 

Chatswood 5,796 3,852 

Sydney North Shore -13,830 -26,381

Buiding Grade 6 Months 
to Jul-23

12 Months 
to Jul-23

Premium 1,888 15,685 

A Grade -2,265 -16,379 

B Grade -2,084 -7,881 

C Grade -11,755 -17,890 

D Grade 386 84 

Sydney North Shore -13,830 -26,381 

Source: PCA Jul-23

Net absorption by precinct

Net absorption by building grade
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Across the precincts over the first half of the year, 
negative net absorption was confined to the main 
North Sydney precinct (-20,836sqm) with both 
Chatswood (5,796sqm) and Crows Nest/St Leonards 
(1,210sqm) recording positive net take-up of office 
space.  Chatswood (3,852sqm) was the only sub-market 
to record positive net absorption over the longer 
12-month period.

Premium continues to be the 
clear outperformer across 
the grades for net absorption,
being the only grade to register positive net absorption 
over both 6 and 12 months to Jul-23, disregarding the 
relatively insignificant D grade (which comprises just 
1.5% of total stock).

A, B and C grade space recorded negative net absorption 
over both 6, and 12, month periods with C grade 
(-11,755sqm and -17890sqm, respectively) the worst-
performing.



Major leasing activity has recently taken place at (from top): 475 Victoria Ave, Chatswood; 203 Pacific Hwy, St Leonards and 100 Arthur St, North Sydney
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Tenant Demand
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Significant leasing activity has occurred recently at 40 Mount Street, North Sydney (above) and 203 Pacific Highway, St Leonards (below)



Tenant Address Precinct Level
Area 

(sqm) LCD Type

Aust Radio Network 40 Mount Street North Sydney G, 16-17 3,500 Q1 2024 New

CIMIC Group# 116 Miller Street North Sydney 2-3 3,028 Jan-23 Renewal

Temenos Blue & William, 2 Blue Street North Sydney 8 942 Q2 2024 New

IQVIA# 141 Walker Street North Sydney 8 941 Jul-23 New

Warner Brothers# The Forum, 203 Pacific Highway St Leonards 5-6, pt.7 2,949 Oct-23 New

Henkel# The Zenith, 821 Pacific Highway Chatswood 16 1,105 Nov-23 New
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# Cadigal was involved in these transactions

In keeping with the weak demand, there has been a dearth of large lease transactions recorded across the 
North Shore office market.  ARN (Australian Radio Network) leasing 3,500sqm at 40 Mount Street, CIMIC 
Group’s 3,028sqm renewal at 116 Miller Street, both in North Sydney, together with Warner Brothers 
2,949sqm deal in 203 Pacific Highway, St Leonards were the few multi-floor transactions noted over the first 
half of the year.

The sample of recent major lease transactions include a tenant relocating from the Sydney CBD (Temenos, 
85 Castlereagh Street), from within the North Shore (IQVIA and CIMIC Group) as well as from other 
markets (ARN from Macquarie Park, Warner Brothers from Neutral Bay and Henkel from Frenchs Forest).

Recent major lease transactions
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Tenant 
Enquiry

Tenant enquiry considering the North 
Shore remains extremely low,
with just 53,382sqm of active enquiry recorded as at Jun-23, a 9.5% drop from 
6 months prior.  The latest figure is only 29% of the total tallied pre-pandemic in 
Dec-19 (184,888sqm) and just 34% of the 6-year (Jun-17 to Jun-23) average of 
157,170sqm.

Current North Shore enquiry of 53,382sqm is comprised of 54 requirements 
equating to an average enquiry size of 989sqm, the market’s lowest average in 
over 5 years.  The lack of large tenant enquiries is a major reason behind the low 
quantum of tenant enquiry.

Examples of larger enquiries to recently emerge on the North Shore include 
grocery wholesaler/distributor Metcash (seeking 6,000-8,000sqm currently 
located in Macquarie Park), education provider Navitas (3,500-5,500sqm, Sydney 
CBD), and constructors CPB Contractors (3,500-4,000sqm, North Sydney) and 
Richard Crookes (2,000-2,5000sqm, Artarmon).

Current enquiry is led by Construction-related tenants (e.g. CPB, Richard 
Crookes), comprising 15.9% of the total followed by Wholesale Trade (13.1%, 
Metcash) in the very small sample.

Enquiries recently coming to market on the North Shore include 
Metcash, Navitas, CPB Contractors and Richard Crookes 
Constructions.

ENQUIRY SIZE
AREA
(sqm)

NUMBER

3,000sqm+ 19,150 4

1,000-2,999sqm 16,500 11

500-999sqm 12,025 17

0-499sqm 5,707 22

Total 53,382 54

Current Tenant Enquiry by Size - North Shore

Data as at Jun-23



Market Pulse September 2023

Known tenant enquiry - North Shore

Manufacturing

9.1%

Other Services 

13.8%

Construction 

15.9%

Administrative & 
Support Services 

8.1%

Finance & 
Insurance 

6.1%

Wholesale Trade 

13.1%

2.2%

Current Tenant Enquiry
by Industry Sector 

 
Total = 53,382sqm

Source: Cadigal

Education
& Training 

10.9%

Info Media, Telecoms 
& Related Services 

11.1%

Undisclosed

2.2%

3.6%
Electricity,
Gas, Water

& Waste
Services

Arts &
Recreation

Services

3.7%

Architectural,
Engineering
& Technical 

Services



Vacancy

Precinct As At  
Jul-23

As At  

Jan-23

North Sydney 22.7% 19.2%

Crows Nest/St Leonards 24.3% 20.9%

Chatswood 16.1% 18.3%

Sydney North Shore 21.9% 19.4%

Total vacancy rate (Jan 1990 - Jul 2023)

Market Pulse North Shore Office Market
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Buiding Grade As at 
Jul-23

As at  

Jan-23

Premium 1.5% 2.9%

A Grade 24.3% 18.8%

B Grade 28.2% 27.8%

C Grade 17.5% 14.1%

D Grade 9.8% 11.4%

Sydney North Shore 21.9% 19.4%

Vacancy Rate by Building GradeVacancy Rate by Precinct

Whilst Chatswood’s vacancy rate fell over H1 2023 (to 
16.1%), North Sydney (22.7%) and Crows Nest/St 
Leonards (24.3%) both rose and remain amongst the 
highest in the country.  

At the same time, the current vacancy rates in the latter 
two precincts are each at their highest in more than 
33 years of records.  Further, the current North Shore 
vacancy rate (21.9%) is also the overall market’s peak 
rate.

B grade, the most prevalent building grade on the North 
Shore (with 35% of total stock), also has the highest 
vacancy rate (of 28.2%) followed by A grade (32% of 
stock) with a vacancy rate of 24.3%.

The lowest vacancy rate (1.5%) can be found in 
Premium grade, which accounts for just 9% of the 
North Shore’s total office stock.

The amount of available sublease space on the North 
Shore has fluctuated between a relatively tight band 
(31,938 - 43,636sqm) over the last 2.5 years, currently 
sitting at 35,044sqm (2.2% of total stock).  Whilst this 
figure represents a 5% increase from 6 months prior, it is 
5.3% below the 2.5-year average.

Larger parcels of sublease continue to be available at 
177 Pacific Highway from Vodafone (9,974sqm) and 
101 Miller Street (4,284sqm from Allianz) both in 
North Sydney, and 799 Pacific Highway, Chatswood 
(2,106sqm from Huawei).

Data as at Jul-23
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Despite high vacancy rates and weak tenant demand 
across the North Shore, face rents have continued to 
show growth in some segments of the market.  Face 
rents grew between -3.8% and +7.0% in the 12 months 
to Jun-23, with North Sydney seeing the strongest 
growth and Crows Nest / St Leonards the weakest.  
Across the building grades, Premium and A grade face 
rents generally outperformed B grade.  In Crows Nest 
/ St Leonards, B grade face rents fell whilst A grade 
remained unchanged over the last year.

Incentives across the North Shore typically range 
between 34%-40% (on gross rents), which is materially 
higher than 12 months prior as well as more generous 
compared to the Sydney CBD market.  Lower incentives 
are offered for the higher building grades whilst North 
Sydney has lower incentives than both the Crows Nest / 
St Leonards and Chatswood precincts.

The combination of mixed face rental growth and rising 
incentives has resulted in effective rents mainly falling 
across the North Shore office market.  In the 12 months 

to Jun-23, effective rents recorded growth of between 
-9.2% and +5.5%, with Premium grade the only segment
to see an increase.  Similar to face rents, the North
Sydney precinct outperformed whilst Crows Nest / St
Leonards lagged and effective rents in the higher grades
held up better than for the lower grades.

Rents in the Crows Nest / St Leonards precinct have 
long held a premium over Chatswood rents of the same 
building grade.  However, this trend has now reversed 
such that Chatswood rents (both face and effective) are  
higher than the equivalent-grade rents in Crows Nest / 
St Leonards.

Meanwhile, North Sydney continues to achieve the 
highest rents on the North Shore, with face rents approx. 
34%-38% above Chatswood and 36%-45% more than 
in Crows Nest / St Leonards.  The gap is even more 
pronounced for effective rents with North Sydney 35%-
44% higher than Chatswood and 40%-59% above Crows 
Nest / St Leonards.

Rents

PREMIUM A GRADE B GRADE

Average
Rate

6 months 
to Jun-23

12 months 
to Jun-23

Average
Rate

6 months 
to Jun-23

12 months 
to Jun-23

Average
Rate

6 months 
to Jun-23

12 months 
to Jun-23

North Sydney

Net Face Rent $1,050 1.6% 5.9% $893 1.7% 3.1% $763 4.1% 4.5%

Gross Face Rent $1,215 1.4% 5.4% $1,040 1.5% 3.3% $907 3.4% 3.6%

Net Effective Rent $633 -0.2% 5.5% $500 -2.2% -2.7% $402 0.7% -1.0%

Gross Effective Rent $798 -0.1% 4.9% $647 -1.7% -1.1% $547 0.5% -1.0%

Crows Nest / St Leonards

Net Face Rent $646 0.0% 0.0% $500 -3.8% -3.8%

Gross Face Rent - - - $792 0.0% 0.0% $640 -3.0% -3.0%

Net Effective Rent - $326 -5.7% -5.7% $244 -9.2% -9.2%

Gross Effective Rent - - - $471 -4.0% -4.0% $384 -6.1% -6.2%

Chatswood

Net Face Rent $668 1.3% 7.0% $537 0.0% 1.2%

Gross Face Rent - - - $791 1.1% 5.9% $665 0.0% 1.6%

Net Effective Rent $359 -4.2% -0.8% $271 -4.7% -8.1%

Gross Effective Rent - - - $483 -3.2% -0.5% $399 -3.2% -4.8%

North Shore

Net Face Rent $1,050 1.6% 5.9% $748 1.1% 3.3% $612 0.9% 1.4%

Gross Face Rent $1,215 1.4% 5.4% $887 1.0% 3.1% $749 0.7% 1.3%

Net Effective Rent $633 -0.2% 5.5% $403 -3.6% -3.0% $313 -3.3% -5.2%

Gross Effective Rent $798 -0.1% 4.9% $543 -2.7% -1.7% $450 -2.3% -3.5%

Data as at Jun-23

Rents by Precinct and Grade



The total supply of North Shore office stock has grown 
very modestly over the last 2.5 years.  With just 68,920sqm 
of NLA under construction and due to be delivered by 
early-2025, supply will continue to remain in check until at 
least 2026.

Whilst there are many proposed new office projects, 
with total space amounting to c.24% of current stock, 
the majority are unlikely to proceed without substantial 
tenant pre-commitments.

The current extremely low level of tenant enquiry, 
combined with sustained negative net absorption, points 
to weak tenant demand on the North Shore persisting over 
the near-term.  The delivery of the new stock currently 
under construction will stimulate tenant demand, 
especially for prime grade space.  Tenant enquiry is 
expected to improve over the medium term, driven by 
companies finally executing their post-pandemic real 
estate strategies.

Vacancy rates in both North Sydney and Crows Nest / 
St Leonards are at all-time highs.  But, the lack of any 
substantial impending supply will ensure that vacancy 
rates across the North Shore are unlikely to rise much 
more in the short term.  The flight-to-quality theme, 
together with the current low Premium vacancy rate 
(1.5%), will put added upward pressure on lower-grade 
vacancy rates.

Despite high overall vacancy rates, the amount of available 
sublease space on the North Shore remains manageable 
and relatively stable, to which we don’t see significant 
changes over the near-term.

Effective rents continue to decline in both B grade and, to a 
lesser degree, A grade with moderate growth in Premium.  
Whilst B grade vacancy rates remain high across the 
market, effective rents will continue to experience 
downward pressure.  But with lower A grade vacancy, 
together with an extremely low Premium vacancy rate, an 
end to falling A grade effective rents is expected.

Outlook
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