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The pandemic may not be over but it’s hard to find bad 

news in the Australian economy right now. Our GDP 

is back to where it was prior to the pandemic, the only 

country in the world where that is the case. Job ads are 

now at a 12 and a half year high and unemployment 

is coming down far quicker than expected. All of this 

continues to turbocharge the property market and prices 

across Australia are now up 10 per cent compared to  

12 months ago with, for now, very little sign of a 

slow down. 

With conditions so strong, there continues to be 

speculation that a dramatic slowdown is imminent.  

At this stage we are yet to see any signs that this is the 

case. The number of properties for sale continues to 

rise and mortgage rates are slowly creeping up and this 

should calm price growth. For now inflation remains under 

control and there is no cause for alarm when it comes to 

interest rate rises. This could of course change quickly and 

look out for growing speculation as to when the RBA will 

move on the cash rate. 

In this month’s edition, we undertake our half yearly State 

of the States review and take a deep dive into what’s 

happening in each state, looking closely at both a capital 

city and regional level. With the winter selling season now 

in full swing, we make a call as to what will happen over 

the next three months. We also go back in time and have 

a look at where you should have bought in 2001 (if you 

had a crystal ball) and see which suburbs have seen the 

strongest price growth in Australia over the past 20 years. 

Finally, we take a closer look at commercial real estate and 

delve into whether it’s a good investment alternative  

to residential. 

Nerida Conisbee 
Chief Economist 
Ray White 
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WHAT IS THE OUTLOOK 
FOR THE WINTER 
SELLING SEASON? 
Across every capital city and regional area we have seen strong price growth over 

the past 12 months, with the rate of acceleration picking up over that time. This 

acceleration of conditions led to some of the strongest price growth on record for 

the first half of this year. As we head into winter, a time that is traditionally far quieter, 

can we expect more of the same? Here are our predictions for the coming months. 
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1. Stock levels to continue to increase

While hot property markets are generally seen as a driver of listings, the reality is that 

there is a point that it can get too hot. Most buyers are subsequent sellers so when markets 

get too hot, there does tend to be a sense of nervousness amongst sellers that it is difficult 

to get back into the market.

The good news is that stock levels are up, and not just compared to last year but also 

compared to the previous year (pre-COVID). In fact, for listings, this is the strongest start 

to winter we have ever recorded. 

While nationally this is the case, the gap between previous years varies across each state. 

Victoria, hit by rolling lockdowns, is only slightly above 2019 listings levels. This is likely to 

be the state that sees the biggest pick up in coming months.
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2. No shortage of buyers

While it’s easy to track the number of properties for sale, tracking serious buyers is a little more 

difficult. Australians are property obsessed and enjoy looking at properties for sale and attending 

auctions, even if they have no intention of buying or selling. 

To combat this, we have used the number of active bidders at auction to gauge buyer activity.  

If you make a bid at an auction, it can reasonably be assumed that you are a serious buyer. 

Not surprisingly, the number of active bidders began to accelerate towards the end of 

September 2020 as it became apparent that the recession was likely over. By December, 

following the announcement of a number of vaccines and a further interest rate cut, conditions 

really began to surge and by late February we were seeing the highest number of active bidders 

ever recorded. 

Since then, bidding activity has slowed a bit however it’s still substantially higher than previous 

winters. Activity seems to have stabilised a little but it’s still much higher than what we have 

seen before.
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3. Price growth to continue

The price surge we are experiencing is being driven by a 

lot of things. Very low interest rates, freer lending and high 

household savings rates are obvious drivers. However high 

levels of confidence from booming economic growth, a 

large number of incentives available, particularly for first 

home buyers, and a general desire for bigger homes and 

more space have also contributed. 

At a more localised level, particularly strong mining 

conditions have led to strong conditions for Darwin 

and Perth. While government employment growth 

has led to particularly strong conditions for Canberra. 

Regional New South Wales, which tops the list for growth 

and which now has almost the same median house price

as Brisbane, has had a combination of factors that 

has contributed to growth - lifestyle shifts due to 

COVID, strong mining conditions and a rebounding 

agricultural sector. 

The city that is seeing the slowest growth is, for now, 

Melbourne with the rolling lockdowns having some impact 

on buyer confidence. 

While growth is particularly strong and we can see that 

buyer activity remains strong, conditions are likely to 

stabilise over coming months. Already we have seen 

bidding activity slightly reduce over the start of winter and 

listing volumes continue to rise. Adding to this are some 

changes to bank behaviour. Despite no move by APRA to 

reign in lending, some banks are starting to increase stress 

testing for potential buyers. 
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Similarly, fixed mortgage rates are starting to creep up, 

even though official rates remain on hold. 

A bigger impact on pricing would be significant restrictions 

put in place by APRA, or alternatively a move by the 

Reserve Bank of Australia to increase rates. For now, 

inflation does appear to be under control but any sustained 

significant increase to this would likely put very low 

interest rates at risk.  

4. Regions still hot but movement in activity 
back to capital cities

For decades, government policy has aimed to move 

people out of congested capital cities and into regional 

Australia. While this has had some success, it was 

nowhere near as successful as COVID. In 2020 we saw 

the highest level of net migration into regional areas ever 

recorded and this led to a significant increase in prices. 

Since the start of the year, we have seen this price growth 

continue in regional areas, however capital cities have 

taken off far more quickly than they did in 2020. At the 

most extreme has been the change in price acceleration 

in Regional New South Wales and Sydney.  

In the last five months of 2020, Sydney house prices only 

increased by two per cent but shot up 15 per cent in the 

first five months of 2021. Regional New South Wales 

also saw a similar trend but the change in the growth rate 

wasn’t as pronounced, moving from six per cent last year 

to 12 per cent this year. Regional area growth has been 

far more consistent over COVID than capital cities. 

How will this change over coming months? A return to 

more normal conditions will mean more people need to get 

back into the office and for many this will make regional 

living a little more difficult. As a result it’s likely that it will 

be those areas that are within commuting distance from 

capital cities that do the best. 

Other drivers of regional price growth such as our booming 

iron ore sector and strong agricultural conditions will 

continue. For towns reliant on these, it will mean that 

strong price growth continues.

Capital Cities and Regional Areas July-Dec 2020 Jan-May 2021 Difference in growth rate

Greater Sydney 2% 15% 13%

Greater Melbourne -1% 9% 10%

Rest of VIC 3% 11% 8%

Greater Hobart 5% 11% 7%

Australian Capital Territory 5% 11% 7%

Greater Brisbane 3% 10% 7%

Rest of NSW 6% 12% 6%

Rest of TAS 6% 12% 6%

Rest of QLD 5% 10% 5%

Rest of WA 1% 5% 4%

Rest of NT 3% 8% 4%

Greater Perth 3% 7% 4%

Rest of SA 4% 8% 4%

Greater Adelaide 5% 8% 3%

Greater Darwin 8% 12% 3%

CHANGE IN RATES OF GROWTH 
End of 2020 compared to start of 2021

Source: Corelogic, Ray White
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5. The return of investors

Investors are back but their return has certainly not been as rapid or as strong as owner-occupiers. Owner-occupiers 

have borrowed almost $9.5 billion more in April 2021 than they did at the start of the pandemic. Over the same time 

period, investors have borrowed $3 billion more. 

The slower return of investors is not surprising. Rental markets were tough early on in the pandemic and the six month 

moratorium on evictions, while necessary, was a difficult time for many landlords. Incentives introduced during 2020 

such as HomeBuilder were unavailable to investors. 

With prices powering ahead, and finance readily available, it’s expected that this growth in investor activity we have 

seen so far this year will continue. 

New Housing Loans, Australia
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6. First home buyer activity to be more subdued

There was a lot in 2020 that first home buyers liked. The first was the very slow market early on in the pandemic, 

conditions which are generally favourable for first home buyers. The second was the large number of government 

incentives available to them, ranging from the Federal Government’s first home buyer deposit scheme and 

HomeBuilder, to state based stamp duty reductions. The third was very few investors, a buyer category that tends to 

compete for similar properties to first home buyers. 

The number of home loan commitments to first home buyers hit a peak in January 2021, just under the previous peak 

in 2009, and since then have slowly trended downwards. The end of HomeBuilder was a big part of this, however 

rapidly increasing prices would also drive this. For now, it does look like activity from this group will continue to 

moderate over coming months. 
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7. High-end property to continue to be in  
high demand

This time last year, there were 462 suburbs in Australia 

with median prices over $1 million. Since then, 106 

additional suburbs have been added to this list, with most 

of them located in Sydney, south-east Queensland  

and Melbourne.

High-end property has done well during the pandemic. 

The drivers of demand for our most expensive property 

has been consistent with the general market - very low 

interest rates and high savings rates. It has also been 

driven by some strong performance in some sectors of 

the economy. If you were employed in the tech or mining 

industries, or owned a business in these sectors, it’s 

possible that conditions were far stronger as a result of 

COVID than they would have been without.

The other key feature of luxury property demand during 

the pandemic has been the accelerated growth in 

highly sought after regional areas. A quarter of suburbs 

that hit $1 million medians last year were in regional 

areas, ranging from Anglesea in Victoria to Redhead in 

Newcastle. Most of them were beachside.  

At the very top end, Byron Bay, Burradoo and Sunshine 

Beach tipped over $2 million medians.

8. The rise of the downsizer

It’s hard to measure how much downsizer activity 

is occurring however there is currently a mismatch 

between house price and apartment price rises in many 

established suburbs with apartment price rises far 

above house price rises. While this isn’t necessarily from 

downsizers, anecdotally, purchases of apartments are 

currently dominated by owner-occupiers with still very 

little investor activity. 

Now is a particularly good time for downsizers. The 

market is particularly strong and even though large family 

homes tend to always be in high demand, this trend has 

been strengthened by COVID as people look for more 

space, particularly big homes on big blocks. 

The suburbs seeing the biggest gaps are not surprisingly 

dominated by Sydney and Melbourne suburbs. The only 

suburb outside of this is Sunshine Beach on the Sunshine 

Coast, which is likely to also be driven by people looking 

for holiday homes. 

House Unit

Suburb Region Median % growth Median % growth Unit growth  
premium

Hunters Hill Lower Northern Sydney $3,075,000 -3.9% $1,417,500 52.0% 55.9%

Caulfield North Southern Melbourne $2,082,500 -5.4% $720,000 13.8% 19.2%

Greenwich Lower Northern Sydney $2,802,000 -1.7% $852,500 14.2% 15.9%

Clovelly Eastern Suburbs $3,400,000 10.4% $1,530,000 24.0% 13.6%

Sunshine Beach Sunshine Coast $2,042,500 14.7% $990,000 27.3% 12.6%

Neutral Bay Lower Northern Sydney $2,305,000 -0.3% $1,050,000 10.2% 10.6%

Balmain Inner Sydney $2,022,500 2.3% $1,184,000 12.8% 10.5%

Avalon Beach Northern Beaches $2,400,000 19.7% $1,042,000 29.4% 9.7%

Lindfield Central Northern Sydney $2,950,000 3.3% $1,292,500 12.4% 9.1%

Artarmon Lower Northern Sydney $2,635,000 -5.6% $948,000 3.0% 8.6%

PREMIUM SUBURBS WHERE UNITS ARE GROWING FASTER THAN HOUSES 
12 months to May 2021

Source: Corelogic, Ray White
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9. Rental market recovery

The market that was most adversely impacted by COVID 

was the rental market. While prices were hit a little in 

the early months of the pandemic, growth began again 

fairly quickly. Meanwhile, rental declines were far more 

sustained. Nevertheless, the rental market has recovered 

in most parts of Australia, driven by better economic 

conditions and increasing wealth. 

The areas that are seeing the strongest rebound 

are Darwin and Perth, both cities are heavily 

dependent on mining conditions which are booming. 

Canberra has also done well off the back of big increases 

in government employment. 

In sharp comparison are the apartment markets of 

Melbourne and Sydney. Overall, both of these areas are 

seeing declines in rents even though rents for houses 

are increasing. A high level of dependence on foreign 

students and lots of new apartments in recent years 

have contributed to this. Interestingly, although rents 

have dropped by almost 30 per cent in Melbourne 

CBD, one of the most impacted markets, prices have 

remained stable. 

CAPTIAL CITY RENTAL GROWTH 
12 months to May 2021

REGIONAL AUSTRALIA RENTAL GROWTH 
12 months to May 2021
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10. Off the plan to continue to recover while 
new home builds stabilise

Australia is experiencing negative migration however this 

is yet to have any impact on the supply of new homes.  

It has of course been HomeBuilder that has had the 

biggest impact on the demand for house and land. 

When the grant was introduced, approvals shot up to 

record levels as buyers, a lot of them first home buyers, 

took advantage of it. 

Meanwhile, apartments, which are primarily purchased 

by investors, saw a much more muted impact. 

Investors, unable to access HomeBuilder have taken 

longer to come back into the market. There was an 

increase in apartment approvals however this was largely 

driven by owner-occupiers. 

At the end of March, HomeBuilder ended and although 

this is yet to show up in building approval data, the 

Housing Industry Association saw an immediate drop in 

new home sales. After hitting a peak of 13,527 home 

purchases in December 2020, the number of sales 

dropped 67 per cent to 4,418 in April 2021. 

While it’s impossible to know how many of these new 

purchases were demand pulled forward, or demand that 

was building up, it’s likely that we will see more subdued 

conditions over the rest of the year for house and land. 

Meanwhile, investors are well and truly back and with 

apartment rents coming back in many cities, we should 

start to see more activity for off the plan. This cycle, it’s 

likely that our biggest cities of Sydney and Melbourne will 

be a little slower to start with south-east Queensland and 

parts of regional Australia kicking off with higher levels of 

apartment construction.

DWELLINGS APPROVED BY TYPE - AUSTRALIA
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AUSTRALIA’S MULTI-SPEED 
PROPERTY MARKET -  

WHAT IS THE STATE OF 
THE STATES?

While overall trends are for continued price growth, tempered by rising stock levels and 

increasing mortgage rates, some cities and regions are expected to perform far better than 

others over coming months.
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Conditions are roaring ahead across New South Wales.  

So far this year, Sydney has seen the strongest price 

growth of all capital cities, although year on year 

growth is below smaller cities due to much slower 

conditions early on in the pandemic. Meanwhile, regional 

New South Wales has seen the most growth of all 

regional Australia, benefitting from a range of factors 

such as lifestyle shifts, strong mining conditions and a 

rebounding agricultural sector. 

At a more localised level, the strength across a wide range 

of different parts of the state becomes more apparent. 

The Byron Bay region has topped the list with the median 

across the entire Local Government Area (LGA) hitting 

well over $1 million after seeing over 30 per cent growth 

over the past 12 months. Byron Bay itself meanwhile hit a 

$2 million median. While northern New South Wales was a 

particularly strong performer, beachside southern regions 

also did well. Kiama on the south coast of the state is also 

seeing strong growth. 

While luxury regional locations such as Byron Bay and 

Kiama are seeing strong conditions, so too are luxury urban 

areas. The LGA of Mosman on the lower north shore of 

Sydney now has a median price well over $4 million and 

has seen 21.3 per cent price growth. The inner west LGA of 

Strathfield saw almost 20 per cent price growth.

Outside of luxury urban and regional locations, agriculture 

has boosted pricing in most of the other locations. While 

this is the case, tourism growth and likely demand for 

second homes, has also given the area a boost.

Ray White data on the suburbs that are most highly 

contested at auction shows that within Sydney, the desire 

for both high end locations, as well as big homes on big 

blocks remain most highly sought after. For the first half 

of the year, auctions in Oatlands attracted on average 6.6 

active bidders more than double the average for Sydney.

While it’s all good news for prices, the rental market in 

New South Wales remains more mixed. Houses across 

the state are seeing very strong rental increases, while 

apartments in regional areas are also seeing growth. In 

Sydney however, rents for apartments continue to fall 

and the falls are primarily concentrated in inner Sydney, 

particularly areas that have seen high levels of new 

developments and are reliant on foreign students.

What’s the outlook for Sydney and regional New South 

Wales for the coming months? For now, it’s more of the 

same. Continued price growth and gradual increase in 

stock levels as we head into spring. At this stage, the main 

change that could derail this would be an interest rate rise.

NEW 
SOUTH 
WALES
S Y D N E Y A N D  R E G I O N A L N E W  S O U T H  WA L E S  P R I C E S  R OA R  A H E A D 
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LOCAL GOVERNMENT AREA MEDIAN % GROWTH

Byron (A) $1,300,000 34.3%

Lachlan (A) $200,000 25.0%

Oberon (A) $440,000 23.9%

Glen Innes Severn (A) $232,500 22.4%

Mosman (A) $4,427,500 21.3%

Snowy Monaro Regional (A) $400,000 21.2%

Kiama (A) $1,050,000 20.7%

Strathfield (A) $2,560,000 19.9%

Forbes (A) $317,500 19.8%

Moree Plains (A) $212,500 19.7%

STRONGEST GROWTH LOCAL GOVERNMENT AREAS - NSW 
12 months to April 2021

SUBURB REGION MEDIAN AVERAGE ACTIVE  
BIDDERS

Oatlands Central Northern Sydney $1,610,000 6.6

Eastwood Lower Northern Sydney $1,871,000 6.5

Coogee Eastern Suburbs $3,225,000 6.5

Baulkham Hills Central Northern Sydney $1,267,000 6.5

Matraville Eastern Suburbs $1,757,500 6.0

Waverley Eastern Suburbs $2,900,000 6.0

Mount Pritchard Fairfield-Liverpool $700,000 6.0

Epping Central Northern Sydney $1,810,000 5.8

Bexley St George-Sutherland $1,300,500 5.7

Tascott Central Coast $754,688 5.7

SUBURBS WITH THE HIGHEST NUMBER OF ACTIVE BIDDERS PER AUCTION - SYDNEY 
Jan-June 2021

SUBURB REGION MEDIAN PRICE MEDIAN RENT % CHANGE IN RENT

Millers Point Inner Sydney $2,035,000 $750 -25.0%

Haymarket Inner Sydney $878,000 $650 -23.5%

Pyrmont Inner Sydney $1,075,000 $590 -18.6%

Chippendale Inner Sydney $715,000 $530 -18.5%

Sydney Inner Sydney $961,000 $600 -17.8%

Thornleigh Central Northern Sydney $805,000 $490 -17.3%

Zetland Inner Sydney $860,000 $600 -16.7%

Woolloomooloo Inner Sydney $1,200,000 $550 -15.4%

Ultimo Inner Sydney $681,000 $500 -15.3%

Gordon Central Northern Sydney $900,000 $510 -15.0%

SYDNEY SUBURBS WITH GREATEST DECLINE IN RENTS 
12 months to May 2021

Source: Corelogic, Ray White

Source: Corelogic, Ray White

Source: Corelogic, Ray White
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The last 12 months have been tough for Victorians with 

rolling lockdowns impacting the economy and people’s 

livelihoods. For property, the impacts have been skewed 

towards the inner suburban apartment rental market.  

Like the rest of Australia, prices in Melbourne have grown, 

although a little bit more subdued than other cities. 

Regional Victoria has surged ahead and experienced some 

of the strongest price growth it has ever recorded. 

The strength of regional Victoria becomes more apparent 

looking at the top growth Local Government Areas over 

the past 12 months. All of them are located in regional 

areas. South Gippsland tops the list with over 50 per cent 

price growth however the list is dominated by sea and 

tree change locations that still remain relatively affordable 

compared to Melbourne despite strong increases in 

pricing. At the top end of the market, we have now seen 

the number of $1 million regional Victorian towns double 

with Jan Juc, Anglesea and Mount Macedon hitting this 

level over the past 12 months.

Within Melbourne, buyers’ desire for more space 

becomes apparent and price growth in outer suburban 

areas is more pronounced than the rest of the country. 

The Mornington Peninsula saw very strong growth and 

Flinders topped the list, almost reaching a $2.5 million 

median price. All the strongest growth suburbs are 

located far from inner Melbourne, on the outskirts of 

the city.

While regional and outer suburban areas are doing well, 

there are still a lot of challenges for Victoria. The state 

has lost a lot of people to other states over the past 12 

months and the number of people moving to Queensland 

has not been seen since the early 1990’s recession. If this 

continues, it will hamper the state’s recovery. 

Inner Melbourne unit markets are also a challenge and 

until overseas migration starts up again, will continue to 

see high vacancies. Surprisingly however, prices are still 

being maintained in many areas seeing big drops in rents 

and we are not seeing a high level of distressed sellers. 

VICTORIA
C H O P PY C O N D I T I O N S  A R E  N O W  OV E R
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LOCAL GOVERNMENT AREA MEDIAN % GROWTH

South Gippsland (S) $449,000 52.2%

Southern Grampians (S) $265,000 46.4%

Murrindindi (S) $520,000 55.2%

Corangamite (S) $305,000 45.2%

Gannawarra (S) $220,000 25.7%

Mansfield (S) $521,500 49.4%

Hindmarsh (S) $135,000 12.5%

Ararat (RC) $258,000 35.8%

Hepburn (S) $605,000 42.4%

Campaspe (S) $350,000 25.0%

STRONGEST GROWTH LOCAL GOVERNMENT AREAS - VIC 
12 months to April 2021

SUBURB REGION MEDIAN GROWTH

Flinders Mornington Peninsula Shire $2,447,500 57.9%

Somers Mornington Peninsula Shire $1,430,000 54.6%

Mccrae Mornington Peninsula Shire $1,150,000 44.7%

Blairgowrie Mornington Peninsula Shire $1,252,500 34.7%

North Warrandyte Northern Outer Melbourne $1,150,000 29.2%

Sorrento Mornington Peninsula Shire $1,832,500 28.6%

Beaconsfield Upper South Eastern Outer Melbourne $1,138,500 26.2%

Launching Place Yarra Ranges Shire Part A $692,500 25.3%

Rye Mornington Peninsula Shire $853,000 22.6%

Wandin North Yarra Ranges Shire Part A $770,000 22.2%

TOP GROWTH SUBURBS - MELBOURNE 
12 months to May 2021

SUBURB REGION MEDIAN PRICE % CHANGE MEDIAN RENT % CHANGE

Melbourne Inner Melbourne $450,000 0.0% $390 -27.8%

Docklands Inner Melbourne $583,400 -1.9% $448 -21.5%

Southbank Inner Melbourne $540,000 -3.3% $421 -20.6%

West Melbourne Inner Melbourne $580,000 -3.3% $400 -16.7%

South Melbourne Inner Melbourne $605,000 6.6% $438 -15.4%

North Melbourne Inner Melbourne $547,500 17.7% $400 -14.9%

Travancore Western Melbourne $349,000 2.9% $350 -14.6%

Caulfield East Southern Melbourne n/a n/a $305 -12.9%

Carlton Inner Melbourne $373,500 9.9% $375 -12.8%

Carlton North Inner Melbourne $703,500 11.7% $428 -11.9%

LARGEST RENTAL DECLINES - MELBOURNE UNITS 
12 months to May 2021

Source: Corelogic, Ray White

Source: Corelogic, Ray White
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International migration may be negative but very high 

levels of interstate migration to Queensland has been a 

feature of COVID. All these new residents, lower infection 

levels, a strong economy and more people looking to buy 

second homes have led to particularly positive property 

market conditions for the state. Provided it can maintain 

the momentum it has picked up over the past 12 months, 

Queensland could be heading for a golden decade of 

property prosperity. 

Across south-east Queensland, the Local Government 

Areas (LGA) of Noosa, Sunshine Coast and Gold Coast 

have seen the strongest price growth over the past 12 

months. All these areas were early beneficiaries of price 

growth during the pandemic. This is also showing up at 

a suburb level where the biggest increases in pricing are 

dominated by suburbs on the Gold Coast and  

Sunshine Coast. 

Brisbane’s price growth picked up a bit later in 2020 but 

has been strong since then. An interesting difference 

between Brisbane’s price growth and other capital 

cities, particularly Melbourne and Sydney is that the 

strongest price growth suburbs are inner urban. An outer 

suburban shift has been less apparent in Brisbane during 

the pandemic. 

Outside of south-east Queensland, price growth is more 

mixed although at a LGA level no area is seeing price 

declines. The LGA of Maranoa (centred around the town 

of Roma) has seen the most growth, driven by strong 

agricultural conditions. At the other end of the scale, 

Douglas, the area north of Cairns and including the town 

of Port Douglas, has seen no change in pricing. The 

reliance of tourism, particularly foreign tourists, has led to 

less favourable economic conditions for this region.

Of particular note for Brisbane are some decent rental 

growth conditions. It isn’t quite as red hot as mining 

dependent cities such as Perth and Darwin, or Canberra’s 

government employment charged property market, but 

it’s still strong and being driven by the high levels of 

interstate migration.

A R E  W E  H E A D I N G  I N TO  T H E  G O L D E N  D E C A D E ?

QUEENSLAND
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LOCAL GOVERNMENT AREA MEDIAN % GROWTH

Noosa (S) $900,000 16.9%

Sunshine Coast (R) $690,000 11.3%

Gold Coast (C) $720,000 10.8%

Scenic Rim (R) $500,000 9.9%

Lockyer Valley (R) $365,000 8.9%

Redland (C) $570,000 7.5%

Moreton Bay (R) $505,000 7.4%

Brisbane (C) $751,000 7.3%

Toowoomba (R) $394,500 6.3%

Somerset (R) $349,500 5.9%

Logan (C) $446,500 3.8%

Ipswich (C) $373,000 3.0%

SOUTH-EAST QUEENSLAND PRICE GROWTH 
12 months to May 2021

HIGHEST GROWTH MEDIAN % GROWTH

Maranoa (R) $262,500 20.7%

Burdekin (S) $195,000 18.2%

Isaac (R) $255,000 17.2%

Banana (S) $195,000 16.4%

Goondiwindi (R) $315,000 16.3%

LOWEST GROWTH MEDIAN GROWTH

Douglas (S) $450,000 0.0%

Western Downs (R) $220,000 0.0%

Tablelands (R) $346,000 1.8%

Cassowary Coast (R) $275,000 1.9%

Southern Downs (R) $292,500 2.6%

QUEENSLAND PRICE CHANGES (EXCLUDING SOUTH-EAST QUEENSLAND) 
12 months to May 2021

Source: Corelogic, Ray White

Source: Corelogic, Ray White
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Adelaide is now officially Australia’s most liveable city 

with the Economist Intelligence Unit deciding that it’s not 

only Australia’s finest city but the third best city in the 

world after Auckland and Osaka. While such accolades 

are always up for dispute, there is no doubt there is a lot 

to like about Adelaide and many of the best parts about it 

got even better during the pandemic. 

Adelaide is an affordable city and has the lowest median 

of any capital city. The median is in fact almost half that 

of Sydney. Despite this affordability, it’s a city with high 

levels of amenity and liveability (as The Economist found). 

A big driver of affordability has been fewer higher paid 

employment opportunities compared to bigger cities. 

During the pandemic, this has mattered less, primarily 

because people have started working differently. This isn’t 

all that has helped Adelaide. High growth in government 

employment has also been a driver.  

Over the past 12 months, all this has combined to make 

Adelaide’s house price growth one of the strongest in 

Australia with only smaller cities like Darwin, Hobart and 

Canberra seeing greater increases. The mix of suburbs 

seeing strong growth is also varied. Many of Adelaide’s 

most expensive suburbs such as St Peters, Walkerville 

and Toorak Gardens did very well. But at the same 

time, Salisbury Park, one of the city’s cheapest suburbs 

increased by just under 25 per cent.

Outside of Adelaide, all regional areas of South Australia 

are seeing price growth except for the Local Government 

Area of Grant which has seen a very slight decline. 

Like the rest of Australia, all this growth has been 

driven by four main factors - changes to the way people 

work, higher demand for holiday homes, strong mining 

conditions and a rebounding agricultural sector.

A D E L A I D E  I S  N O W  O U R  M O S T L I VA B L E  C I T Y 

SOUTH 
AUSTRALIA
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SUBURB REGION MEDIAN % GROWTH

St Peters Eastern Adelaide $1,969,500 56.0%

Walkerville Eastern Adelaide $1,450,500 27.8%

Salisbury Park Northern Adelaide $350,000 24.8%

Largs Bay Western Adelaide $676,500 21.9%

Smithfield Plains Northern Adelaide $220,000 21.5%

Toorak Gardens Eastern Adelaide $1,575,000 21.2%

Fullarton Eastern Adelaide $1,080,500 21.1%

Bellevue Heights Southern Adelaide $623,500 21.0%

Crafers Eastern Adelaide $830,000 20.3%

Port Willunga Southern Adelaide $479,000 19.5%

TOP GROWTH SUBURBS - ADELAIDE 
12 months to May 2021

Source: Corelogic, Ray White
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It has been a while but conditions continue to heat 

up in Western Australia. House prices in Perth are still 

12.5 per cent below the last peak in June 2014 however 

rents, a generally reliable indicator of future price growth 

in this market, are now only two per cent below the 

May 2013 peak. There is still a while to run for this red 

hot market. 

Unusually, the Perth market is strong at a time all other 

Australian markets are also strong. It’s benefitting from 

the same things as pretty much everywhere else - very 

low interest rates, high savings rates and low numbers 

of COVID cases. It’s however being turbocharged by 

particularly strong iron ore export growth. Iron ore sales 

surged by 20 per cent in May, with most of the growth 

attributed to China. 

The suburbs doing well in Perth are a mix, ranging from 

affordable Medina to City Beach which has just hit a  

$2 million median. At a more aggregated level, it’s the 

Local Government Area (LGA) of Cottesloe that is seeing 

the strongest growth. All price points across the city are 

doing well however there is a slight tilt to some of Perth’s 

most expensive suburbs. 

Outside of Perth, the impact of the mining boom 

becomes more apparent. At a LGA level, Port Hedland 

tops the list when it comes to price growth, increasing 

by 45 per cent over the past 12 months. Although very 

strong growth, prices are still down 40 per cent from 

where they were five years ago, showing the choppy 

nature of mining town prices. 

The other clear trend is the demand for beachside and 

treechange regional locations. Like the rest of Australia, 

changes to the way people work and demand for second 

homes has been a driver of demand in regional towns.

WESTERN 
AUSTRALIA
B O O M  T I M E S  A R E  B AC K
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HIGHEST GROWTH MEDIAN % GROWTH

Port Hedland (T) $360,000 45.7%

Northam (S) $300,000 38.1%

Waroona (S) $335,000 32.4%

Denmark (S) $520,000 26.8%

Collie (S) $195,000 25.8%

Exmouth (S) $500,500 20.4%

Cottesloe (T) $2,550,000 19.5%

Karratha (C) $493,500 18.3%

Gingin (S) $431,000 17.4%

Esperance (S) $392,500 16.9%

WA - HIGHEST GROWTH LOCAL GOVERNMENT AREAS 
12 months to May 2021

SUBURB REGION MEDIAN GROWTH

Salter Point South East Metropolitan $1,255,000 37.2%

Ascot South East Metropolitan $790,000 35.9%

Medina South West Metropolitan $250,000 28.2%

Bicton South West Metropolitan $1,110,000 27.6%

City Beach Central Metropolitan $2,000,000 25.0%

West Perth Central Metropolitan $825,000 25.0%

North Beach North Metropolitan $1,050,000 24.6%

Mount Nasura South East Metropolitan $472,500 24.3%

Mount Helena East Metropolitan $585,000 23.8%

Koondoola North Metropolitan $326,250 23.1%

TOP GROWTH SUBURBS - PERTH 
12 months to May 2021

Source: Corelogic, Ray White

Source: Corelogic, Ray White
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The early days of COVID were 

looking very bad for Hobart. 

Strong economic growth in Tasmania 

in recent years has been driven 

by tourism and foreign students, 

both of which shut down in the 

early months of the pandemic. After 

a decade of strong price growth, 

which accelerated quickly over the 

past five years, things didn’t really 

slow down at all and the city is 

now getting expensive.

Hobart is no longer the most 

affordable capital city in Australia 

and now has a median price higher 

than Adelaide, Darwin and Perth. 

It’s almost on par with Brisbane. 

The city now has its first $1 million 

suburb with Sandy Bay hitting a  

$1.1 million median during 

the pandemic.

While Hobart is the biggest city in 

Tasmania, the rest of the state has 

also seen very strong growth over 

the pandemic. There is no region that 

has recorded less than seven per cent 

price growth. The strong conditions 

that have been occurring in Hobart 

have made buyers look elsewhere 

and topping growth over the past 12 

months has been the west coast of 

the state. Queenstown, the biggest 

town, is still very affordable with a 

median of $115,000 but it may not 

stay that way for much longer. 

With the Tasmanian economy 

opening up again, and its popularity 

as a holiday destination, it looks 

like demand for housing will remain 

strong. A prolonged shortage of 

housing will also assist in maintaining 

price growth. Finally, the return of 

foreign students will be another 

kicker for growth.

N O  S TO P P I N G  A P R O LO N G E D  P R O P E RT Y B O O M

TASMANIA

Source: Corelogic House Price Index,Ray White
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While the rest of Australian property markets languished 

in the early days of COVID, the Canberra market sprung 

into action. The pandemic created such strong growth 

in employment that the city has been the only one 

where more office space has been demanded, despite 

big changes to the way that we work. This employment 

growth flowed through to housing demand and Canberra 

has seen some of the strongest growth in Australia in 

both prices and rents over the past 12 months. 

The suburbs seeing the most price growth are relatively 

mixed. Woden Valley and Belconnen account for the 

majority of suburbs but for places like Strathnairn, 

this could be attributed to a large number of new houses.  

At the top end of the market, Canberra has seen more of 

a doubling of suburbs with a $1 million median or above.

For now, it looks like more of the same for Canberra 

for the rest of the year. The city is tightly controlled for 

housing supply and there is plenty of new apartment 

construction to assist with housing demand. Government 

employment is also likely to remain strong, which has 

positive flow on impacts to other sectors of the economy. 

Living with the pandemic is getting easier, but it will still 

be a while before conditions are truly normal again.

AUSTRALIAN 
CAPITAL 
TERRITORY

SUBURB REGION MEDIAN GROWTH

Strathnairn Belconnen $537,000 68.3%

Mawson Woden Valley $985,500 31.2%

Lyneham North Canberra $985,500 25.9%

Garran Woden Valley $1,265,000 25.9%

Gordon Tuggeranong $697,000 25.6%

Macquarie Belconnen $510,000 25.2%

Banks Tuggeranong $630,000 24.0%

Palmerston Gungahlin-Hall $768,750 23.4%

Weetangera Belconnen $1,065,000 23.1%

Pearce Woden Valley $1,076,000 21.2%

TOP GROWTH SUBURBS - CANBERRA 
12 months to May 2021

G OV E R N M E N T G R O W T H  D R I V I N G  H O U S I N G  D E M A N D

Source: Corelogic, Ray White
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It has been a tough seven years for Darwin when house 

prices peaked and the mining boom began to wind down. 

Over the past 12 months conditions have really turned 

around and the city has gone from being one of the 

worst performers, where it was hard to find any positive 

property news, to top performer. Darwin now has the 

strongest price and rental growth of any capital city. 

Prices are still 10 per cent below the May 2014 peak but 

they have surged 20 per cent over the pandemic.  

It’s likely that over the next 12 months, we will be back to 

those peak conditions.

There have been a number of factors driving this strong 

performance. A general uplift in mining conditions has 

been a big one, as has major project announcements 

such as the $5 billion Barossa Gas Project. The Northern 

Territory government has also provided generous 

incentives to not just first home buyers but those who 

already own homes. There has also been a re-discovery of 

Australia’s most northern city with net positive migration 

into the state over the past 12 months, more than five 

years since this has happened. 

Across the rest of the Northern Territory, price growth is 

positive except for Katherine where they have declined 

slightly. No areas are however recording rental falls.

NORTHERN TERRITORY

SUBURB MEDIAN PRICE % CHANGE MEDIAN RENT % CHANGE

Palmerston (C) $460,000 10.8% $460 4.5%

Darwin (C) $532,500 8.7% $520 6.1%

Litchfield (M) $600,000 7.1% $480 0.0%

Alice Springs (T) $460,000 3.4% $530 1.9%

Katherine (T) $325,000 -1.5% $470 4.4%

NORTHERN TERRITORY LOCAL GOVERNMENT AREAS 
12 months to May 2021

NORTHERN 
TERRITORY
DA R W I N  N O W  S T R O N G E S T F O R  P R I C E  A N D  R E N TA L G R O W T H

Source: Corelogic, Ray White
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WHERE YOU SHOULD 
HAVE BOUGHT?
Most of us have regrets when it comes to where we should have bought 

property. Perhaps it was that beach house in Byron Bay, the inner city 

terrace in North Fitzroy or the house in Bellerive (those are mine). House 

prices across Australia have grown 210 per cent over the past 20 years 

but some suburbs and towns have substantially eclipsed that. When it 

comes to the highest growth areas across Australia over the long term, 

there is one clear trend. It’s close to water, particularly beaches, that has 

seen the most growth. The second trend is Hobart. 

Within our capital cities, there are two locations that dominate the top 10 

list for strongest growth suburbs - Hobart and the Mornington Peninsula 

in Melbourne. Both areas have seen substantive shifts in popularity 

since 2001. 

Twenty years ago, the Mornington Peninsula was a popular holiday 

destination and it was possible to get affordable homes. All five of the 

suburbs on the list of strongest growth suburbs were priced well under 

$200,000 in 2001 and now three of them are priced well over $1 million. 

There are a number of things that changed over this time. The first was 

government investment in the region, particularly the Peninsula Link 

which provided quicker access into central Melbourne. The second was 

the increasing popularity of beachside locations with more people wanting 

to live permanently by the beach. The third was COVID which changed 

the way people work and increased demand for second homes. All of these 

shifted the Mornington Peninsula from being relatively affordable to one 

of the most expensive locations in Melbourne. 

Hobart meanwhile was driven by the dramatic economic change that 

went on in Tasmania over the past 20 years. Previously the Tasmanian 

economy was primarily government and agricultural driven. The opening 

of the Museum of Old and New Art (MONA) in 2011 catapulted Hobart 

into a global tourism destination. Alongside this, the international student 

market also gained traction. Hobart went from being the most affordable 

capital city in Australia to now having a median price almost on par 

with Brisbane. 

29



In regional Australia, it’s almost all beachside, particularly northern New South Wales. Three of the towns on the list are 

located in the Richmond Tweed area. Also making the list is one mining town, Moranbah, in Queensland’s Bowen Basin, as 

well as Barwon Heads close to Geelong. 

Median price

Suburb Region State 2001 2021 % Growth

Moranbah Mackay QLD $18,750 $295,000 1473%

Gulmarrad Mid-North Coast NSW $42,000 $530,000 1162%

Coomba Park Hunter NSW $35,500 $372,500 949%

Murrumbateman South Eastern NSW $89,625 $895,000 899%

Byron Bay Richmond-Tweed NSW $302,500 $2,350,000 677%

Corindi Beach Mid-North Coast NSW $79,000 $610,000 672%

Bangalow Richmond-Tweed NSW $165,000 $1,270,750 670%

Barwon Heads Barwon VIC $173,400 $1,325,000 664%

Casuarina Richmond-Tweed NSW $185,000 $1,380,000 646%

Tura Beach Lower South Coast NSW $89,950 $620,000 589%

TOP GROWTH TOWNS - REGIONAL AUSTRALIA 
20 years to May 2021

Source: Corelogic, Ray White

Median price

Suburb Region State 2001 2021 % Growth

Somers Melbourne VIC $161,500 $1,430,000 785%

Risdon Vale Greater Hobart TAS $45,000 $340,000 656%

Dodges Ferry Greater Hobart TAS $64,500 $480,000 644%

Bridgewater Greater Hobart TAS $42,500 $311,000 632%

Rokeby Greater Hobart TAS $55,000 $400,000 627%

Mccrae Melbourne VIC $170,000 $1,150,000 576%

Blairgowrie Melbourne VIC $187,500 $1,252,500 568%

Rye Melbourne VIC $135,000 $853,000 532%

West Moonah Greater Hobart TAS $86,000 $538,000 526%

Tootgarook Melbourne VIC $115,000 $718,500 525%

TOP GROWTH SUBURBS - CAPITAL CITIES 
20 years to May 2021

Source: Corelogic, Ray White
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While percentage growth is interesting, the suburbs which have seen the largest increase in dollar terms are probably 

less surprising. Almost all of them, except for Toorak in Melbourne, are located in Sydney. Topping the list is Bellevue Hill 

which was a comparable bargain in 2001 when the median was just under $1.6 million.

Median price

Suburb Region State 2001 2021 % Growth

Bellevue Hill Eastern Suburbs Sydney $1,595,000 $6,260,000 $4,665,000

Vaucluse Eastern Suburbs Sydney $1,587,500 $5,620,000 $4,032,500

Toorak Inner Melbourne Melbourne $987,000 $5,000,000 $4,013,000

Mosman Lower Northern Sydney Sydney $1,165,000 $4,427,500 $3,262,500

Dover Heights Eastern Suburbs Sydney $1,182,500 $4,175,000 $2,992,500

Bronte Eastern Suburbs Sydney $830,000 $3,810,000 $2,980,000

Rose Bay Eastern Suburbs Sydney $1,000,000 $3,957,500 $2,957,500

Northbridge Lower Northern Sydney Sydney $898,000 $3,840,500 $2,942,500

Palm Beach Northern Beaches Sydney $1,025,000 $3,880,000 $2,855,000

Manly Northern Beaches Sydney $692,500 $3,400,000 $2,707,500

TOP GROWTH TOWNS (BY $) 
20 years to May 2021

Will this list be substantially different in 20 years? It is possible. A shift to coastal areas may still be occurring however 

during COVID, we did see that inner regional areas also saw a sharp rise in popularity. Similarly, although Hobart has seen 

a major economic transformation being undertaken, Adelaide’s new title as Australia’s most liveable city may lead to a 

similar change to the South Australian economy. While it is relatively straightforward predicting where prices will go over 

a six month time period, forecasting shifting preferences over a 20 year time period is far more challenging. 

Source: Corelogic, Ray White
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SHOULD YOU BUY 
A COMMERCIAL 
PROPERTY? 
Perhaps you have been investing in residential property for 

some time and now want to diversify. Or maybe you like the 

idea of owning your own pub or are looking to get a higher 

yield. As we continue through this period of low interest rates 

and rising residential prices, we are seeing more and more 

investors seeking out commercial assets to diversify their 

portfolio. However, there are several key things to remember 

when investing in these assets ensuring you balance both risk 

and return.

Historically, smaller private buyers would seek out more 

traditional commercial investments such as office suites and 

retail shops. However, given the changes in our economic 

landscape and the way we are interacting and doing business 

in a post COVID-19 economy, these assets have lost some 

favour. More recently there has been a swing to industrial and 

alternative use assets such as medical suites and childcare 

setting new benchmarks in demand and values.
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Despite the threat of online retailing we continue to 

see activity across the strip retail market by first time 

commercial investors, this being the most affordable price 

point for retail assets. Tenanted, prime retail strips in 

some locations can achieve yields in the sub 3.5 per cent 

range, while retail shops in secondary locations achieve 

very different levels of return as the tenancy opportunity 

is lessened due to exposure and can be subject to higher 

vacancy or tenancy turnover. A good rule is to walk around 

the area you are interested in and see if there are many 

“For Lease” boards and talk to agents about the churn of 

tenants. We continue to see tenancies such as clothing and 

soft goods decline in our retail strips making way for more 

service orientated businesses and food retailers.

The asset which has seen the greatest growth in 

popularity over the past few years is industrial 

investments. Location is key for industrial investments 

with access important, proximity to major road and rail 

nodes is often a consideration for tenants as is clearance 

and parking. Industrial assets have a wide range in values 

from small storage and strata industrial unit facilities in 

suburban locations to large distribution centres located 

in industrial estates, as a result, yields can range from 

four percent to eight per cent. When looking to purchase 

these assets, assess the occupancy level in your region 

and potential new supply additions which could hinder 

growth. For older assets future capital expenditure needs 

to be factored in to keep the standard of property high 

to compete in the leasing market. Tenancy risk can be 

elevated when dealing with small businesses, however 

purchasing properties already leased or with a long WALE 

(weighted average lease expiry) gives certainty on income 

and expiry particularly for multi-tenanted properties.

Alternative assets are also in growing demand by 

private buyers due to the attractive returns on offer and 

certainty of lease covenant. We have seen turnover levels 

increase for these assets such as medical suites/centres 

and childcare; these are heavily government subsidised 

giving the buyer confidence in returns. Similarly, these 

assets are often kept to a high standard in terms of repair 

and hygiene given their use; tenants also commit to long 

lease terms and invest heavily in their accommodation.  

The demographics of the area is a key consideration for 

these assets with a growing population, increasing the 

need for these services.

Some key things to remember when buying your first 

commercial investment:

• Rent calculations are based on an area leased and often 

include an incentive

• Tenants generally pay all outgoings

• Lease terms are longer depending on the agreement 

entered

• Management fees are generally higher than residential 

properties 

• Vacancy factor can impact returns and future capital 

appreciation 

• Future capital expenditure should be considered to 

keep property to high standard

• Consider the WALE of the property

• Location is king for any asset type. Industrial close 

to major transit routes, retail which features strong 

foot traffic, office space within a vibrant employment 

zone while medical or childcare look at the local 

demographic profile

• Remember, the higher returns achievable are often 

directly as a result of the greater risk involved in 

investing in this asset type
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Ray White’s first auction house, ‘The Shed’ Crows Nest, Queensland.

About Ray White

Ray White is a fourth generation family owned and led business. It was established in 1902 in the small Queensland 
country town of Crows Nest, and has grown into Australasia’s most successful real estate business, with more than 
1,000 franchised offices across Australia, New Zealand, Indonesia and Hong Kong. 

Ray White today spans residential, commercial and rural property as well as marine and other specialist businesses. 
Now more than ever, the depth of experience and the breadth of Australasia’s largest real estate group brings 
unrivalled value to our customers. A group that has thrived through many periods of volatility, and one that will provide 
the strongest level of support to enable its customers make the best real estate decisions.
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