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Introduction

$7.2 Trillion
Value of Residential 
Property

$1.2 Trillion

Value of Australian 
Superannuation

$2.5 Trillion
Value of Listed Equities

$2.9 Trillion

Value of Commercial 
Real Estate

The previous edition of the Quarterly Economic and 
Property Report noted the Australian housing market 
had seen the beginnings of a COVID-19 decline. Though 
performance was mixed across the state and territories, 
the national housing market had seen a -0.8% decline in 
the June quarter, which deepened to -1.7% in the three 
months to August. 

However, in recent months the housing market has seen 
a trend toward a recovery in values. In the three months 
to November, dwelling values had risen 1.1%, recovering 
over half the value that had been initially lost to COVID-
19. National dwelling values are now just 1.2% below the 
record high value reached in October 2017.

Moreover, the recovery trend is now more broad-based. 
In the month of November, the Melbourne dwelling 
market saw an increase in values of 0.7% following 5 
months of consecutive decline. 

Sydney and Melbourne appear to be the dwelling 
markets most impacted by COVID-19. Though values 
rose across both these cities in the month of November, 
values are sitting at around 2017 levels. Meanwhile, the 
Brisbane, Adelaide, ACT and Hobart dwelling values are 
now at a record high. Darwin and Perth dwelling values 
remain -27.4% and 20.7% below peak values 
respectively, but are in a clear upswing trend following a 
long property market correction. Regional Australian 
dwelling markets continued to out-perform, with 
particularly low stock levels placing upward pressure on 
values during a time of rising demand. 

There are numerous factors which have prevented a 
larger downturn in dwelling values, which are explored 
throughout this report. These include the institutional, 
coordinated response to the pandemic, which have seen 
low borrowing costs, added incentives for first home 
buyers and the extension of mortgage repayment 
deferrals limiting forced sales. The nature of the COVID-
19 downturn has also had a more acute impact on the 
rental market than purchase values. Additionally, there 
is a broader economic recovery evident as COVID-19 
remains well contained across the country, and hopes 
for effective vaccines emerge. 

As the continued economic recovery converges with 
highly accommodative monetary and fiscal policy, 
demand for housing is expected to remain strong in the 
near term. However, pockets of risk remain for inner city 
Sydney and Melbourne dwelling markets. Additionally, 
there are longer-term economic headwinds stemming 
from slack in the labour market, and the end of 
temporary fiscal incentives for first home buyers. 

This report explores the national economic recovery, 
and the relatively mild downturn observed in housing 
values to date. A summary of the latest housing finance 
data and relevant policy is provided, as well as an 
exploration of housing market dynamics in the 
respective states and territories.  

Data as at December 2020
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National economic and property update
National housing market summary, November 2020

Economic and housing data released over the past few 
months suggest that the June quarter marked the worst 
of the economic fallout from COVID-19, with a recovery 
trend evident through the September quarter. This was 
expected, given social distancing restrictions were at 
their strictest nationally from the 25th of March through 
to early May. There is cautious optimism that economic 
conditions will continue to improve off the back of 
accommodative monetary and fiscal policy, although 
headwinds to this recovery remain. 

In the 3 months to June, GDP contracted 7.0%, which is 
the largest quarterly decline on record, ending over 28 
years in Australia without a technical recession. National 
accounts data from the ABS suggest the decline was 
driven by a fall in household consumption, plunging a 
record 12.1% and detracting 6.7 percentage points from 
GDP. This included a 17.6% decline in services 
consumption amid the temporary closures in business 
and restriction in movements.   

However, the contraction in GDP over the first half of 
2020 was not as steep as first expected at the onset of 
the pandemic₁. By the September quarter, a 3.3% 
increase in GDP suggested around 40% of the decline had 
been recovered. Other indicators have suggested a 
faster-than-expected economic recovery: 

 After the number of people employed fell by 643,700 
in the June quarter, total people employed 
rebounded by 420,646 by the end of October.

 Retail spending declined 17.7% from March to April, 
then rose 17.6% from April through to September.  

 The Performance of Manufacturing Index (PMI) 
plunged 33% over April, but by October had climbed 
above 50. A PMI of over 50 suggests expansion of 
manufacturing activity, and the October result 
marked expanding factory conditions for the first 
time since July₂. 

 The monthly Westpac-Melbourne Institute consumer 
sentiment index bottomed out at 75.6 in April, and 
dipped again through the second wave of restrictions 
in the September quarter. However, sentiment has 
since surged to 107.7 in November. 

Overall, the Australian economy is showing strong signs 
of recovery from what was ultimately a manufactured 
downturn in response to a health crisis. Similar trends 
were earlier observed across China, one of the first 
countries to see a surge, then containment, of COVID-19.

Combined capitals Combined regional National 

Dwellings

Month 0.7% 1.4% 0.8%

Quarter 0.7% 2.8% 1.1%

YTD 1.1% 5.2% 2.0%

Annual 2.4% 5.7% 3.1%

Total return 5.7% 10.6% 6.6%

Gross yield 3.4% 4.9% 3.7%

Median value $642,863 $411,129 $565,474

Houses

Month 0.9% 1.4% 1.1%

Quarter 1.1% 2.9% 1.5%

YTD 1.5% 5.3% 2.4%

Annual 2.9% 5.9% 3.6%

Total return 6.0% 10.7% 7.1%

Gross yield 3.3% 4.8% 3.6%

Median value $684,844 $424,585 $585,167

Units

Month 0.0% 1.4% 0.2%

Quarter -0.6% 2.6% -0.2%

YTD 0.0% 4.7% 0.6%

Annual 0.8% 4.7% 1.4%

Total return 4.8% 10.1% 5.5%

Gross yield 3.8% 5.3% 4.0%

Median value $567,457 $358,651 $519,386

₁ Source:https://www.rba.gov.au/speeches/2020/sp-gov-2020-04-21.html
₂ Australian PMI is a composite index produced by the Australian Industry Group, based on production, orders, deliveries and 
inventories. Latest results accessed online here: https://www.aigroup.com.au/resourcecentre/economics/performance-indicators/PMI/
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Select economic indicators, Australia

However, the potential ‘hysteresis’ effect should not be 
underestimated. In economics, hysteresis describes 
changes resultant from an economic shock that can persist 
for a long time, even after the cause of the initial shock has 
passed. 

Hysteresis is evident in employment conditions, 
particularly when looking at a long time series of the 
Australian unemployment rate. With the onset of the GFC, 

the unemployment rate surged from 4.0% in August 2008, 
to 5.9% in May 2009. Although unemployment had 
gradually been trending down, increased precariousness in 
the labour force meant that unemployment did not return 
to ‘pre-GFC’ employment levels before the onset of COVID-
19. 
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Similarly, COVID-19 poses lasting challenges to 
employment conditions, particularly as businesses have 
been forced to become less liquid and labour-intensive
through the pandemic. This could hinder economic 
demand in the long term. 

Further headwinds for the Australian economy in the short 
term include renewed cases of COVID-19 until the 

successful distribution of a vaccine. Another round of strict 
restrictions would further disrupt Australia’s economic 
recovery. An additional risk is escalating trade tensions 
with China, which accounted for around a third of 
Australian export values in 2019₃. 

₃Derived from ABS catalogue ‘International Trade in Goods and Services, Australia’, tables 14a and 14b.
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Conditions in the housing market do not currently reflect 
these downside risks, as Australian dwelling values rose 
through October and November. Indeed, the upswing in 
housing may contribute to the economic recovery 
through wealth effects and increased transaction activity. 

Why have dwellings been so resilient 
through the recession?

At the initial onset of the pandemic, consensus around 
the trajectory of property market values was a decline 
ranging from a base-case scenario of 10%, to worst-case 
scenarios seeing property values fall by almost a third. 

However, national housing market values declined just 
1.9% between March and September. Housing market 
values are now recovering, increasing 0.4% nationally 
through October and 0.8% in November. Relative to 
previous housing market downturns, the current decline 
through to November seems relatively mild, with dwelling 
values just 0.7% below the pre-COVID levels. 

Other housing market indicators corroborate a trend 
towards a recovery in values. In the 3 months to 
November, CoreLogic sales volume estimates rose to be 
0.9% higher than in the equivalent period of 2019. The 
Westpac-Melbourne Institute ‘time to buy a dwelling’ 
index increased by 10.6% in October, and by another 8.0% 
in November. 

New listings added to the market in the four weeks 
ending 29th of November rose to around 40,000, as 
Melbourne listings volumes more than tripled coming out 
of restrictions in the September quarter. 

The combined capital cities auction clearance rate 
averaged to 69.8% over the four weeks to November 29th, 
which is higher than in the equivalent period of 2019. 
Auction volumes also rose to an average of around 1,864 
auctions per week. This is up from an average clearance 
rate of 67.6% through October and around 1,350 auctions 
per week. 

₄Source: https://www.apra.gov.au/news-and-publications/apra-advises-regulatory-approach-to-covid-19-support
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Even in Melbourne, where property values and sentiment 
have been most impacted by the pandemic, the clearance 
rate for the four weeks ending November 29th was 
remarkably high at 69.3%.

Several factors may explain the mild fall in Australian 
property values since March:

Accommodative monetary policy, such as the new record 
low cash rate setting of 0.1%. Monetary policy is covered 
more extensively in the next section of this report. 
Combined with other factors, the low cost of mortgage 
debt is increasing demand for property. 

The downturn was manufactured, and much of the job 
loss was contained to particular industries and 
demographics. The pandemic has more acutely affected 
people who are younger, or work in sectors where people 

are more likely to rent. For example, even though 
workers aged between 15 and 24 only averaged 14.9% of 
employed persons in the lead up to COVID-19, they made 
up 24.4% of job losses from March through to October. 
While the economic and social costs of these job declines 
are devastating, many young workers, or those in 
precarious job sectors, are less likely to have mortgage 
servicing obligations. 

Mortgage repayment deferrals and subsequent low 
levels of stock for sale. The Australian Prudential 
Regulation Authority (APRA) were part of a coordinated 
response in ensuring stability of the finance sector at the 
onset of the pandemic. On March 23rd, APRA announced₄
that deferred repayment plans in response to the 
pandemic would not be treated as loans in arrears until 
September 2020. 

https://www.apra.gov.au/news-and-publications/apra-advises-regulatory-approach-to-covid-19-support
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In July, this concession was extended₅ on a case-by-case 
basis until the 31st of March 2021. This allowed banks to 
extend deferrals, which likely limited forced sales and 
contributed to a decline in listings amid the height of 
economic uncertainty. 

As of October, these deferrals have fallen to just 4% of all 
housing loans, suggesting the extension of deferrals is 
increasing housing market stability while jobs are re-
absorbed and the economy improves. 

However, not all property markets were mildly affected 
by COVID-19. The following sections of this report 
highlight how different trends and varied performance 
are emerging across types of stock, buyer profiles and 
geographic regions. But despite the variance present, 
there is a broader-based upswing trend emerging across 
property values, which we expect to continue into early 
2021. A gradual return to growth in the Australian 
economy and housing market seems likely, but is still 
subject to risks. 

₅Source:  https://www.apra.gov.au/news-and-publications/apra-updates-regulatory-approach-to-loans-subject-to-repayment-
deferral

14.9%

24.4%

Portion of employed people that are aged 15-
24 (6-month average pre-COVID)

Change in employment, aged 15-24 as a
portion of total job declines between March

and October

15-24 year olds accounted for a large share of jobs lost through COVID-19

Source: ABS

https://www.apra.gov.au/news-and-publications/apra-updates-regulatory-approach-to-loans-subject-to-repayment-deferral
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Despite an initial slump in housing finance through the 
beginning of the year due to the COVID-19 pandemic, the 
year to October 2020 saw a remarkable 14.5% lift in the 
volume of finance secured for the purchase of property, 
according to ABS lending indicators. 

This was mostly driven by a $15.8 billion increase in 
lending to owner-occupier, changeover buyers (such as 
upsizers and downsizers), followed by a $13.5 billion 

increase for first home buyers and an additional $476 
million for investor purchases. 

The first home buyer cohort saw the fastest growth rate 
in finance for the year to October, at 35.1%; first home 
buyer finance accounted for 22.1% of lending, up from 
18.8% in the year to October 2019. 

Housing Finance Overview

14.5%

35.1%

14.6%

0.8%

Total First home buyers Changeover owner-
occupiers

Investors

Growth in finance for the purchase of property - year to October

Source: ABS

The rise of the first home buyer can be attributed to 
several factors:

 Generational trends. As at June 2019, Australia had a 
particularly large number of 25-34 year olds relative 
to other population age groups. This is significant 
because 25-34 was the most common first home 
buyer age within the ABS housing and occupancy 
data.

 Monetary and fiscal incentives. Compounding the 
demographic surge in first home buyer demand are 
record-low mortgage rates, thousands of LMI waivers 
through the first home loan deposit scheme, 
Homebuilder grants and various state-based 
incentives for first home buyers. State-based 
incentives include larger stamp duty discounts for 
first home buyers across NSW. Victoria has followed 
suit in its 2020-21 budget, waiving up to 50% of 
stamp duty obligations for eligible purchasers up to 
June 2021₆.

 Lower dwelling values and competition. First home 
buyer participation has increased during times of 
significant economic shock that have induced price 
falls. The retreat of investors to a record low 23.3% of 
the mortgage market as at October may also reflect 
less buyer competition for owner-occupiers. 

The increase in housing finance marks a significant 
recovery in transaction activity, as social distancing 
restrictions eased around open inspections and onsite 
auctions. 

With mortgage rates at record lows, and banks 
continuing to compete for borrowers which would 
provide steady returns, refinancing activity should 
remain elevated in the coming months. 

Institutional responses in the pandemic, 
and implications for housing markets

Since the onset of COVID-19, a number of changes in 
monetary and fiscal policy has shaped the housing 
market. The release of further detail on mortgage 
deferrals also illuminates the state of financial stability in 
Australia, and has implications for housing market 
performance. 

From a monetary perspective, the RBA cut the cash rate 
target to 0.1% on the 3rd of November. The move came 
as eased social distancing restrictions meant a further 
reduction would have greater effect in stimulating 
spending and aiding economic recovery. 

₆Source: Victorian Government, 24/11/2020, Budget Paper No. 1: Treasurer’s Speech commends the Appropriation Bills to 
Parliament and outlines the budget to Parliament and Victorians. Available online here: https://s3-ap-southeast-
2.amazonaws.com/budgetfiles202021.budget.vic.gov.au/2020-21+State+Budget+-+Treasurer's+Speech.pdf

https://s3-ap-southeast-2.amazonaws.com/budgetfiles202021.budget.vic.gov.au/2020-21+State+Budget+-+Treasurer's+Speech.pdf
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Other measures were announced alongside the rate cut, 
including:

 A reduction in the yield target on 3-year government 
bonds from 0.25% to 0.1%;

 A reduction in the interest rate of new drawings from 
the term funding facility (TFF) to 0.1%;

 A reduction in the interest rate on exchange 
settlement balances to 0%; and, 

 An historic adoption of quantitative easing, through 
the purchase of federal and state government bonds.

The main implication for the housing market will be 
lower mortgage rates, as bank funding costs are lowered. 
The low cash rate setting, which may be in place for years 
to come, will likely cause housing values to rise₇.

This is supported by the chart below, which shows the 
cash rate alongside the monthly change in dwelling 
values across Australia. Periods of cash rate target 
reductions often coincide with, or are closely followed 
by, periods of growth in dwelling values. 

A notable exception to this relationship was the cash rate 
reductions over March, where the initial shock of COVID-
19 and subsequent social distancing may have delayed 
the impact of low rates on housing demand. With 
consumer sentiment surging 14.8% between September 
and November, and social distancing measures 
continuing to ease, low rates are more likely to put 
upward pressure on prices. 

Since March, typical outstanding mortgage rates have 
fallen around 20 basis points, and average new mortgage 
rates are around 30 basis points lower. Average 
mortgage rates over the month of September are 
summarised in the table below. 

₇Source: Saunders, T., & Tulip, P. (2020). A model of the Australian housing market. Economic Record.
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Buyer type Loan purpose
Outstanding loans

QOQ Change
New loans

QOQ Change
% per annum % per annum

Owner-Occupier

Principal-and-
interest

3.09 ↓ 2.62 ↓

Interest-only 3.86 ↓ 3.28 ↓

Investor

Principal-and-
interest

3.39 ↓ 2.90 ↓

Interest-only 3.77 ↓ 3.13 ↓

Source: APRA, RBA. Note data is indicator lending rates for loans across all institutions

Average housing lending rates – September 2020
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The moderation of these policies through the banking 
sector has further implications for how housing demand 
will be impacted. Since the target rate reduction in 
November, fixed rate home loans have already been 
reduced by each of the major banks. Property investors 
have not been afforded the same discount as owner-
occupiers, which could further skew finance and property 
demand to owner-occupier purchases. 

Fiscal stimulus for housing since the onset of the 
pandemic has been almost entirely directed at the 
establishment of new property. Since the announcement 
of the HomeBuilder Scheme in early June, ABS housing 
finance data has recorded over 24,000 loans for the 
construction of owner-occupied property through to 
October. This is a 39.0% increase on the number of loans 
for the same period in 2019. 

Similarly, national house approvals rose 14.0% from June 
to October compared to the same period in 2019, though 
unit approvals declined -11.9%. This may reflect housing 
stock preference among owner-occupiers, where the 
scheme is targeted. 

It also reflects the tight timelines of the original scheme, 
however, whereby construction had to commence 3 
months from the contract being signed (though this was 
extended to 6 months in Victoria amid social distancing 
restrictions). Given the lag between off the plan unit 
sales and project commencement, this may have 

funneled use of the grant into house and land projects. 

As with many fiscal stimulus policies introduced through 
the pandemic, there was mounting pressure to extend 
the HomeBuilder scheme₈. On the 29th of November, the 
scheme itself was extended to the end of March 2021, 
though at a lower grant of $15,000. The date at which 
construction has to commence has been extended from 3 
months from the contract date to 6 months from the 
contract date₉. 

The initial value cap on the scheme of $750,000 for new 
house and land projects may have skewed utilisation of 
the grant to more affordable markets, such as outer-
suburban and regional Australia. In fact, between June 
and August, the rolling 3-month sales volume of new 
homes increased 22.2% nationally, but 30.8% across the 
combined regional market. The value cap on the 
HomeBuilder scheme has since been lifted in NSW and 
VIC to $950,000 and $850,000 respectively.

In the federal budget, the first home loan deposit scheme 
was extended by an additional 10,000 places, though 
only for new property. A range of other state-based 
incentives have been handed down for first home buyers, 
including further stamp duty concessions from the NSW 
government for the purchase of new housing. 

₈Source: Duke, J. 1st November 2020. Government set to heed developers' calls to extend HomeBuilder grant scheme. The Sydney 
Morning Herald. Accessed online here: https://www.smh.com.au/politics/federal/government-set-to-heed-developers-calls-to-
extend-homebuilder-grant-scheme-20201031-p56aaj.html. 
₉ Source: https://ministers.treasury.gov.au/ministers/josh-frydenberg-2018/media-releases/homebuilder-success-sees-
programme-extended
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Home loan freezes and the impending 
‘deferral cliff’

As noted in previous reports, the expiry of deferral 
arrangements for mortgage holders affected by COVID-
19 presents a level of risk for housing markets. 

However, October saw the biggest monthly drop in the 
portion of home loans deferred, at a time when house 
prices rose nationally. From September to October, 
deferrals fell from 7% to 4% of housing loans. 

Furthermore, institutions may choose to extend 
concessions further, despite timelines on changes to 
capital treatment of deferred loans. In July, APRA 
extended the temporary capital treatment for deferred 
bank loans to March 2021 . But CBA have reportedly 

placed a moratorium on foreclosing against customers 
unable to return to normal payments due to COVID, until 
September 2021₁₀. 

The risk posed by the end of repayment deferrals may be 
mitigated by its coinciding with property price rises. With 
only 10% of housing loan deferrals exposed to a loan to 
value of greater than 90%, rising home values reduce the 
risk of negative equity where the borrower is forced to 
sell. 

While there are still markets where these deferrals may 
be concentrated, housing finance conditions across 
Australia seem stable at the aggregate level, and the risk 
of high stock levels putting deferred borrowers into 
negative equity seems to have reduced. 

₁₀Source: Eyers, J. 4th November 2020. Major banks cut fixed rate mortgage, business loans rates. The Australian Financial Review. 
Accessed online here: https://www.afr.com/companies/financial-services/cba-cuts-rates-on-fixed-rate-mortgages-business-loans-
20201104-p56bbv
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New South Wales

NSW housing market summary, November 2020

Sydney Rest of NSW

Dwellings

Monthly capital growth 0.4% 1.4%

Quarterly capital growth 0.3% 3.1%

YTD capital growth 2.0% 6.5%

Annual capital growth 3.7% 7.0%
Total return 6.3% 11.6%
Gross yield 2.9% 4.5%
Median value $860,967 $491,862

Houses

Monthly capital growth 0.9% 1.5%

Quarterly capital growth 1.2% 3.3%

YTD capital growth 2.9% 6.8%

Annual capital growth 4.9% 7.4%
Total return 7.3% 12.0%
Gross yield 2.7% 4.4%
Median value $1,000,170 $508,577

Units

Monthly capital growth -0.7% 0.8%

Quarterly capital growth -1.8% 1.7%

YTD capital growth -0.1% 4.5%

Annual capital growth 1.0% 4.6%
Total return 4.5% 9.4%
Gross yield 3.3% 4.7%
Median value $728,168 $417,908

Clearer trends are emerging in property data that 
highlight the impact of COVID-19 on the NSW market. 

As with trends at the national level, transaction activity 
was highly sensitive to consumer sentiment and social 
distancing restrictions. At the height of restrictions 
through the month of April, sales volumes in NSW 
plummeted 35%, and new stock being added to market 
fell even further at around 42%. 

From March through to November however, values 
across NSW had a comparatively mild decline, at 0.6%. 
This was driven by a -1.9% fall in dwelling values across 
Greater Sydney, while regional NSW actually saw a 2.1% 
increase in property values.   

In the month of October, property values across Sydney 
increased 0.1%, and then by another 0.4% in November. 
This may signal the start of a broader recovery trend, 
despite values being below the record high. 
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Growth gathers momentum in regional 
NSW

The divergent performance between the greater Sydney 
and regional NSW sparked interest through the 
pandemic. As noted in the previous edition of this report, 
regional NSW dwellings initially saw a slowdown in the 
capital growth rate with the onset of COVID-19. However, 
growth rates are once again gathering momentum, with 
the combined regional NSW dwelling market avoiding 
price falls through 2020.

As of November, the quarterly growth rate climbed to 
3.1% across regional NSW dwellings. This surpasses pre-
COVID performance, and marks the highest quarterly 
growth rate in dwellings since May 2017.

CoreLogic data suggests there are around 785,000 owner-
occupied households in regional NSW, who may benefit 
from an increase in the value of their home. 

However, there are an estimated 290,000 renting 
households. The uplift in property values comes at a time 
when incomes have stagnated, or fallen. This will create a 
greater barrier to home ownership, as affordability 
worsens. 

This is highlighted by the disparity between dwelling 
market growth and labour market performance. Since 
the onset of stage 2 restrictions in March, as Australia 
marked its 100th case of COVID-19, each regional NSW 
market has seen an increase in dwelling values, as payroll 
jobs levels have declined an average of -3.3%. 

Despite significant job loss across regional NSW, growth 
in dwelling values has been spurred by the convergence 
of record-low mortgage rates, a jump in consumer 
sentiment as the virus remains well contained in regional 
Australia, and a strong mix of state and federal incentives 
for first home buyers. 
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The image below shows that for the various first home 
buyer incentives in place, the associated value caps for 
eligibility lend themselves more to homes in regional 
NSW than Sydney.

There are also demographic factors which have 
contributed to the relative stability of the regional NSW 
market. Historically, regional NSW has had far less 
exposure to new housing demand from overseas 
migration relative to Sydney, making prolonged 
international border closures less of a shock to new 
housing demand in regional NSW. 

However, provisional data on internal migration from the 
ABS suggests there has not been an increase in the 
volume of Sydney-siders moving to regional NSW. Net 
internal migration showed departures from Sydney to 
regional NSW were 10,767 in the June quarter of 2020. 
But 7,026 people also arrived from regional NSW to 
Sydney, making the net intrastate migration level -3,741 
from Sydney. This is relatively steady on the -3,736 lost in 
the June 2019 quarter, suggesting COVID-19 has not had 
a significant impact on movements to the regions. 
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Median house values as at November 2020.

Despite the relative weakness in the Sydney housing 
market, a recovery from the initial shock of COVID-19 is 
evident. At November, both regional NSW and Sydney 
saw an increase in dwelling values on a quarterly basis, 
marking an upswing in both markets. 

Sales volumes across NSW were 9.9% higher in the 3 
months to November 2020 than in the 3 months to 
November 2019, driven by a 23.3% increase in sales 
volumes across regional NSW in the same period.  
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As monetary and fiscal stimulus act as tailwinds for the 
property market, a gradual recovery in economic 
conditions should see NSW property markets continue to 
increase in value in the short term. In terms of 
transaction activity, sales and listings tend to rise with 
property values. However, one mitigating factor could be 
proposed reforms to stamp duty recently handed down 
in the NSW government budget. While low rates and the 
extension of the homebuilder scheme could see further 
incentives for new property purchases, home buyers may 
wait to make a purchase until the details of stamp duty 
reforms are released. 

While NSW dwelling markets are generally expected to 
remain in upswing, pockets of the market remain at risk 
of further decline. Demand is generally shifting from 
inner-city stock preferred by investors, to detached 
housing at the periphery of the metropolitan area, and in 
regional NSW. 



Victoria



19 | Quarterly Economic Review 
© 2020 CoreLogic No unauthorized use or disclosure. All rights reserved.
CORELOGIC and the CoreLogic logo are New Zealand and Australian trademarks of CoreLogic, In and/or its subsidiaries.

Victoria
VIC housing market summary, November 2020

Victoria is moving through an easing of restrictions across 
the state, following a second round of strict social 
distancing through much of the September quarter. 
Through to November, there have been signs of an 
economic and property market uplift. However, it is clear 
that the second wave of COVID-19 across the state has 
had lasting effects on the labour force, which may impact 
housing demand in the long run. 

Victoria had the highest rate of underemployment of the 
states and territories, at 13.0% in October, though this 
improved from almost 15% in September. The high 
underemployment rate reflects a slowdown in business 
activity, where there has not been enough demand for 

goods and services to fully occupy those who are 
employed. This is also corroborated by hours worked, 
which fell 14% between March and September. Over 
October, hours worked bounced back 5.6% from the 
September low, but are still a long way from pre-COVID 
levels. 

ABS payroll data suggests that the second round of 
restrictions held back a recovery in payroll jobs. As of the 
14th of November, payroll jobs loss stood at -5.4% from 
the start of the pandemic, compared with a 3% decline 
nationally. However, this had improved from a 7.2% drop 
in payroll jobs from March through the August 22nd. 

Melbourne Rest of VIC

Dwellings

Monthly capital growth 0.7% 1.3%

Quarterly capital growth -0.4% 1.8%
YTD capital growth -2.3% 3.7%

Annual capital growth -0.9% 4.5%
Total return 2.5% 9.5%
Gross yield 3.2% 4.4%
Median value $672,172 $403,525

Houses

Monthly capital growth 0.6% 1.3%

Quarterly capital growth -0.6% 1.7%
YTD capital growth -3.1% 3.6%

Annual capital growth -1.5% 4.4%
Total return 1.5% 9.2%
Gross yield 2.9% 4.3%
Median value $790,543 $430,479

Units

Monthly capital growth 0.7% 1.2%

Quarterly capital growth 0.1% 2.6%
YTD capital growth -0.5% 4.7%

Annual capital growth 0.4% 5.2%
Total return 4.4% 11.3%
Gross yield 3.7% 5.0%
Median value $568,056 $297,988
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Though the impact to the housing market has been 
relatively mild at the aggregate level, underlying fragility 
in the labour force may create ongoing constraints to 
demand in the longer term, or make a rebound slower 
than it may have otherwise have been. There are signs of 
a recovery in the Victorian housing market, as dwelling 
values, sales and listings volumes have risen through 
November. 

As onsite property inspections resumed across 
Melbourne from the 28th of September, new listings 
continued to rise sharply, before easing through later 
October and November. Total listings rose to just under 

26,000 in the four weeks ending November 29th, placing 
total stock on market 0.2% higher than in the equivalent 
period in 2019. Regional Victoria presented starkly 
different supply levels, with total dwelling listings down 
27.9% of the equivalent period of 2019. 

The charts below show the contrast in vendor activity 
through a rolling 28-day count of new listings volumes. 
Listings counts have been much more volatile across the 
capital city, where stricter restrictions saw new listings 
fall 28% through the September quarter, and jump four-
fold from September to November as restrictions were 
repealed. 

As new listings in Melbourne rose from 2,756 in the 
month of September, to over 8,000 in November, sales 
activity rose from 1,546 to an estimated 4,301. Looking at 
the number of sales for every new listing, shown below 

as the ‘sales to new listings’ ratio, Greater Melbourne has 
seen a slip in buyer demand relative to increased vendor 
activity, while sales to new listings remain relatively 
equal across regional Victoria. 

New listings volumes, Victoria
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Areas of vulnerability in the Melbourne 
Market

At the aggregate level, the Melbourne market has been 
most impacted by COVID-19, with dwelling values 
declining -5.0% from March to November. But this has 
also varied within Melbourne, from a 
-9.0% fall in values across the Inner East, ranging to a 
relatively mild -0.1% fall across the Mornington 
Peninsula. 

As discussed in previous editions of this report, rental 
markets across Melbourne have been highly impacted by 
the pandemic. Rental income falls are correlated with 
regions that have higher concentrations of the local 
workforce employed in food and accommodation and 
arts and recreation services, as well as higher 
concentrations of overseas migrant populations. Both 
international arrivals and sectors revolving around social 
gathering have been particularly stunted by the 
pandemic across Melbourne, and these cohorts are also 
more likely to be renters. 

Falls in rental income also affect property values. This is 
because potential investors factor rental income in to the 
purchase price of a property. The chart above shows 
there has also been a trend in SA4 dwelling markets of 
Victoria, where larger dwelling value declines are 
correlated with declines in rent values. 

Where this places greater risks to financial stability is in 
home loan deferrals. The November edition of APRA 
statistics around temporary loan repayment deferrals 
due to COVID-19 provided a breakdown of the portion of 
housing loans deferred by state. Victoria had the highest 
portion of housing loans deferred of the states and 
territories at 5.0%, but this portion has halved since 
August. 

This may be reflected in the significant uplift in new 
listings across Melbourne, where deferred borrowers 
have been forced to exit these temporary arrangements 
through November. 

As international borders remain closed, and demand 
from investors remains low, high-concentration 
investment markets have higher risk of continued price 
falls, against a relatively high rate of deferred loans. 

However, Melbourne property values on the whole saw 
an uplift of 0.7% in November, boosted by the start of an 
economic recovery across the state converging with low 
interest rates. So while an uplift in stock on the market 
may see growth rates more subdued than they would 
otherwise be in Melbourne, at this stage it seems 
accommodative monetary and fiscal settings have been 
enough to support value increases in recent weeks.  
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Queensland
QLD housing market summary, November 2020

Queensland dwelling markets have generally moved into 
an upswing in recent months, supported by expansive 
monetary policy, and domestic migration trends that 
may have even been amplified by COVID-19. 

Across Brisbane, dwelling values have risen 0.9% from 
the onset of the pandemic in March through to 
November, with dwelling values now at a record high. 
However, this is only true of the house segment. 

As of November, Brisbane units remain 11.9% below the 
record high in March of 2010, and are 8.9% lower than in 
November 2010. The CoreLogic Home Value index, 
rebased at 100 at the beginning of the decade, highlights 
the relatively subdued 10 year performance in units 

compared with houses. 

Despite the ongoing weakness in Brisbane units, there is 
an increasing likelihood that units will also move into an 
upswing through early 2021. As of November, the three 
month change in Brisbane unit values had entered 
positive territory, rising 0.7%. This compares to a -1.6% 
decline in the three months to August.

Across Queensland, building activity is seeing a 
continued decline in the construction of units. As of June 
2020, there were 15,653 units under construction, down 
from the 10 year average of 18,859. 

Brisbane Rest of QLD

Dwellings

Monthly capital growth 0.6% 1.6%

Quarterly capital growth 1.5% 3.2%

YTD capital growth 2.5% 5.4%

Annual capital growth 3.2% 6.0%

Total return 7.2% 11.2%

Gross yield 4.4% 5.2%

Median value $515,267 $398,327

Houses

Monthly capital growth 0.7% 1.5%

Quarterly capital growth 1.7% 3.2%

YTD capital growth 3.3% 5.7%

Annual capital growth 4.0% 6.4%

Total return 7.9% 11.5%

Gross yield 4.1% 5.1%

Median value $568,629 $407,476

Units

Monthly capital growth 0.2% 1.8%

Quarterly capital growth 0.7% 3.2%

YTD capital growth -1.0% 4.6%

Annual capital growth -0.4% 4.4%

Total return 4.5% 10.2%

Gross yield 5.1% 5.6%

Median value $388,661 $374,075
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As social distancing eases, and economic activity recovers 
more broadly, many of the different dwelling markets 
across Queensland seem to be moving into a renewed 
upswing. The table below is a summary of the dwelling 
market performance across the SA4 Markets of 
Queensland. 

The table demonstrates that of the 19 SA4 subregions 
across Queensland, 17 have seen dwelling value 
increases since the onset of COVID-19 in March through 
to November, including every area of regional 
Queensland at the SA4 level. This is not to say that 
regional Queensland has been a prosperous market for 
buyers, where some mining-related markets and outback 
regions are as much as 46.4% below their previous peak 
in the early 2010’s. 

However, most of South East Queensland is sitting at 
record high levels. As discussed in previous quarters, 
Queensland has been the state with the highest levels of 
net interstate migration since 2017, when interstate 
movement to Queensland overtook Victoria. 

This trend has continued through 2020, with an 
additional 6,268 people moving interstate to Queensland 
in net terms over the March 2020 quarter. Provisional 
migration data from the ABS suggests that through the 
height of the pandemic restrictions in the June quarter, 
there was an even higher net gain of 6,800 people to the 
state, while NSW and Victoria saw a combined net loss of 
7,000. 
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Region Name 3 months
From March 

(post-COVID)
12 months From peak Peak date

Num sales 

past 12 

months

Median value

Brisbane - East 2.8% 1.9% 7.4% 0.0% 30/11/2020 4,117 $586,280

Brisbane - North 0.4% 1.4% 4.4% 0.0% 30/11/2020 3,441 $578,993

Brisbane - South 1.1% 0.4% 1.8% -0.9% 30/04/2020 4,814 $657,126

Brisbane - West 0.8% -0.3% 5.6% -0.8% 31/05/2020 2,610 $695,237

Brisbane Inner City 1.2% -2.3% -0.6% -3.3% 31/03/2020 4,997 $594,389

Ipswich 1.2% 1.3% 1.2% -0.3% 29/02/2020 5,021 $357,298

Logan - Beaudesert 1.8% 2.0% 4.6% 0.0% 30/11/2020 4,688 $403,371

Moreton Bay - North 2.8% 2.4% 5.9% 0.0% 30/11/2020 4,648 $439,617

Moreton Bay - South 2.4% 0.9% 4.3% 0.0% 30/11/2020 3,219 $522,750

Cairns 4.1% 2.2% 1.5% -4.6% 31/03/2010 4,357 $357,283

Central Queensland 3.6% 7.6% 3.2% -27.2% 30/06/2012 3,694 $289,098

Darling Downs - Maranoa 4.2% 3.7% 2.3% -15.2% 28/02/2014 1,484 $229,199

Gold Coast 2.8% 1.6% 7.4% 0.0% 30/11/2020 13,758 $571,379

Mackay - Isaac - Whitsunday 2.6% 3.6% 4.6% -19.4% 31/07/2012 2,694 $324,062

Queensland - Outback 9.4% 8.5% 9.8% -46.4% 31/05/2013 601 $186,219

Sunshine Coast 3.4% 3.0% 7.6% 0.0% 30/11/2020 9,078 $639,977

Toowoomba 1.2% 3.8% 3.0% -1.8% 31/03/2015 2,574 $366,787

Townsville 2.9% 2.5% 4.3% -23.7% 31/03/2010 3,350 $295,065

Wide Bay 4.1% 4.5% 6.6% -4.2% 28/02/2010 5,868 $303,634

Greater Brisbane

Regional Queensland

Source: CoreLogic. Data to November 2020. Sub regions used are 'SA4' boundaries defined by the ABS. 

Queensland SA4 dwelling market summary - November 2020
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With international migration highly uncertain, the 
internal appeal of Queensland is a unique demographic 
factor that could have a particularly inflationary impact 
on prices through 2021. This will be compounded by 
slowed property development across the state, as well as 
the broader monetary and fiscal environment that is 
driving the national upswing. 
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South Australia

SA housing market summary, November 2020
Adelaide Rest of SA

Dwellings

Monthly capital growth 1.3% 1.1%

Quarterly capital growth 3.4% 2.1%

YTD capital growth 4.7% 5.9%

Annual capital growth 5.3% 6.4%

Total return 9.4% 12.5%

Gross yield 4.3% 5.9%

Median value $459,896 $245,473

Houses

Monthly capital growth 1.5% 1.3%

Quarterly capital growth 3.5% 2.1%

YTD capital growth 4.7% 5.6%

Annual capital growth 5.3% 6.0%

Total return 9.2% 12.4%

Gross yield 4.1% 5.8%

Median value $498,029 $252,618

Units

Monthly capital growth 0.4% -2.2%

Quarterly capital growth 2.5% 0.6%

YTD capital growth 5.0% 11.0%

Annual capital growth 4.9% 13.5%

Total return 10.3% 10.7%

Gross yield 5.3% 6.5%

Median value $336,105 $182,667

Like many of the smaller capital cities through COVID-19, 
Adelaide dwelling values avoided price declines. The 
combined value of the Adelaide dwelling market is 4.1% 
higher from March 2020 through to November, and 
dwelling values are currently at a record high. Though 
houses and units are both currently at record highs, 
momentum has been stronger in the house segment.

In the three months to November, dwelling value 
increases were strongest across the North of Adelaide, 
where typical dwelling values were $378,705. Values in 
the North of Adelaide were 4.2% higher over the three 
month period. All SA4 regions of Adelaide over 
November saw dwelling market values at a record high, 
with the exception of Outback South Australia, which is 
20% below the record peak in 2013. 

SA4 Name

3 month 

change in 

values

Change in values 

March (Post 

COVID)

12 month 

change in 

values

Value 

change 

from 

peak

Peak date Median value

Adelaide - Central and Hills 2.4% 3.0% 3.4% 0.0% 30/11/2020 $608,199

Adelaide - North 4.2% 4.2% 5.0% 0.0% 30/11/2020 $378,705

Adelaide - South 3.9% 4.5% 5.3% 0.0% 30/11/2020 $467,762

Adelaide - West 3.2% 5.3% 8.8% 0.0% 30/11/2020 $514,563

Barossa - Yorke - Mid North 1.6% 5.7% 7.0% 0.0% 30/11/2020 $243,731

South Australia - Outback 4.2% 5.5% 11.2% -20.5% 30/04/2013 $179,814

South Australia - South East 1.8% 3.7% 5.0% 0.0% 30/11/2020 $278,806

SA4 Dwelling Market Summary - November 2020

Source: CoreLogic. Data to November 2020
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As noted in the previous quarter, the rate of change in 
Adelaide dwelling values has historically been among the 
least volatile of the capital cities. But with momentum 
building across the market, quarterly growth rates have 
reached the highest level in ten years. Demand for 
property across Adelaide and South Australia is likely the 
result of broader macroeconomic factors that have seen 
a more broad-based upswing in values across Australia. 
However, South Australia has seen particularly low levels 
of stock on market against a relatively high uplift in first 
home buyer participation compared with larger states 
like NSW and Victoria. 

In the week ending 29th of November, total stock on 
market across Australia was -20.4% below the equivalent 
period of 2019. In South Australia however, stock levels 
were -30.8% lower. In recent weeks, new stock added to 
the market began to slow, suggesting transaction activity 
is entering a seasonal decline toward the end of the year.

As stock levels have remained relatively low, buyer 
demand has been remarkably strong, putting sellers in a 
better position across the state. In the three months to 
November, estimated sales volumes across Adelaide 
were 6,759, which is 30.5% higher than the equivalent 
period in 2019. The number of owner occupier loans 

secured for the purchase of housing increased 31.5% in 
the same period, while investor loans grew at a more 
modest rate of 10.7%.

New dwelling approvals were up 13.5% in the month of 
November, to 948 dwellings. This is also 2.5% higher than 
the decade average. The increase in approvals has been 
entirely driven by detached housing, while unit approvals 
have trended down in the past few months. This is likely 
a reflection of the success of the HomeBuilder Scheme, 
where houses are better suited to the scheme than units. 
It may also reflect owner occupier preferences. 

Given the strong response of home buyers to incentives 
such as the first home loan deposit scheme and the 
HomeBuilder scheme, relatively high growth in sales may 
start to ease as these incentives taper. However, with the 
extension of the HomeBuilder scheme to March 2021, 
demand for new homes is likely to be boosted further in 
the short term. Dwelling values may start to be met with 
affordability constraints, which may see an easing in 
dwelling growth rates through 2021.
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Monthly dwelling approvals, rolling 6-month average and decade average – South 
Australia 
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Western Australia

WA housing market summary, November 2020

Western Australia, in particular Perth, is seems to be 
returning to an upswing phase of the property cycle, 
following a long correction in values, and a temporary 
interruption to the recovery through COVID-19. 

Dwelling values across Perth are down just one tenth of a 
percent since March, with the onset of stage 2 
restrictions creating an initial shock to housing demand. 
However, the COVID-19-induced decline may be short-
lived, with dwelling values increasing since August. In the 
year to November, house values in Perth increased 0.9%, 
while unit values increased a more modest 0.1%. For the 
entire Perth dwelling market, this is the first year-on-year 

increase in dwelling values in six years.

ABS housing finance data suggests Western Australia 
continued to have the highest participation of first home 
buyers of the states and territories. 39.2% of owner 
occupier loans for the purchase of dwellings went to first 
home buyers in the month of October, compared with 
31.5% nationally. Furthermore, data from the WA state 
government suggests first home owner grants paid for 
new dwelling purchases trended higher, to 1,740 in the 
three months to October 2020. This is the highest level 
since October 2009, when a temporary boost was added 
to the first home owner grant in the wake of the GFC. 

Perth Rest of WA

Dwellings

Monthly capital growth 1.1% 1.1%

Quarterly capital growth 1.9% 1.0%

YTD capital growth 0.8% -4.8%

Annual capital growth 0.8% -4.8%
Total return 5.2% 1.5%
Gross yield 4.5% 6.2%

Median value $463,846 $321,338

Houses

Monthly capital growth 1.1% 0.9%

Quarterly capital growth 2.0% 0.9%

YTD capital growth 0.9% -5.0%

Annual capital growth 0.9% -5.1%
Total return 5.2% 1.1%
Gross yield 4.3% 6.1%

Median value $482,745 $334,198

Units

Monthly capital growth 1.0% 4.1%

Quarterly capital growth 1.5% 3.2%

YTD capital growth 0.1% -0.2%

Annual capital growth 0.1% 1.3%
Total return 5.2% 8.9%
Gross yield 5.3% 8.1%

Median value $359,499 $210,024
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The participation of first home buyers may partially 
explain the dynamics of price increases across Greater 
Perth, where regions with lower typical dwelling values 
have seen higher increases. Mandurah has the lowest 
typical dwelling value of the SA4 sub-regions at around 
$384,000 through November, but had the strongest 
annual growth rate at 3.9%. Meanwhile, the Perth – Inner 
region saw value declines of -0.4% in the year. It is also 
noteworthy that while Mandurah has recently seen a 
more rapid rebound in dwelling values, it is the furthest 
from the dwelling value peak, with values 25.4% below 
where they were in April 2010.

Perhaps even more remarkable than the increase in 
dwelling values is the sharp increase in rent seen across 
Perth over the year. Perth had the highest annual growth 
in rent values at 8.2%, which is the highest rate of annual 
growth since March 2013, before the end of the mining 
boom. The rise in rents may have been an added trigger 
for owner-occupier purchases, where record low 
mortgage rates make mortgage serviceability more 
appealing than renting. 
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The rapid increase in rents could see investor 
participation rebound across the state. As rents have 
strengthened and dwelling values remain subdued, gross 
rental yields have strengthened 2 basis points over the 
year to November, to 4.5%. The gross rental yield was 
highest in unit stock, at 5.3%. However, this trend is not 
yet evident. ABS housing finance data showed that in 
October 2020, the portion of finance lent for the 
purchase of property lent to investors hit a new record 
low of 13.8%, against a 10-year average of 26.9%.

The increase in rent values has come off a long period of 
correction in dwelling markets across Western Australia 
in response to a dramatic drop in mining activity from 
2014, and a subsequent decline in dwelling demand. But 
with Perth dwelling values the lowest of the capital city 
markets in November 2020, at around $482,745, and 
interest rates continuing to fall, investor activity could 

return across the state. This would be contingent upon a 
recovery in the economy, more specifically in mining. At 
the start of 2020, a mining sector rebound seemed 
feasible. However, headwinds such as a resurgence in 
COVID-19, or trade tensions that affect demand for 
Australian commodities, make the outlook for Western 
Australia more uncertain. In the short term, demand is 
likely to be sustained among the owner-occupier cohort, 
but a steady recovery in the housing market is contingent 
on longer term factors affecting international travel and 
employment. 
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In the March quarter edition of this report, it was 
argued that the strong momentum seen in Hobart and 
regional Tasmanian dwelling markets could start to slow 
over the second half of 2020 due to affordability 
constraints, which may be compounded by the impact 
of COVID-19 on the rental market. 

However, even as rental market conditions took an 
initial hit with the onset of the pandemic, overall 
property market performance has been highly resilient. 
Hobart dwelling values rose 3.9% from the end of March 
through to November, and regional Tasmanian dwelling 

values increased 5.8% in the same period. 

Monthly growth rates indicate that November was a 
particularly strong result, and may have been buoyed by 
a fresh reduction in the cash rate at the start of the 
month. Notably, the combined regional Tasmanian 
market has not seen a single monthly decline in 
dwelling values since June 2019. Both combined 
dwelling market values were sitting at a record high at 
November 2020. 

Tasmania

TAS housing market summary, November 2020

Hobart Regional TAS

Dwellings

Monthly capital growth 1.4% 2.0%

Quarterly capital growth 2.9% 3.0%
YTD capital growth 5.4% 9.6%

Annual capital growth 5.6% 10.7%
Total return 10.9% 16.5%
Gross yield 4.6% 5.0%

Median value $505,683 $339,170

Houses

Monthly capital growth 1.7% 1.8%

Quarterly capital growth 3.2% 2.8%
YTD capital growth 6.7% 9.3%

Annual capital growth 6.4% 10.6%
Total return 11.9% 16.6%
Gross yield 4.5% 5.0%

Median value $535,786 $352,089

Units

Monthly capital growth 0.3% 3.4%

Quarterly capital growth 1.7% 4.2%
YTD capital growth 0.4% 11.5%

Annual capital growth 2.3% 11.0%
Total return 7.3% 15.9%
Gross yield 4.7% 5.7%

Median value $414,966 $271,312
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At November 2020, the median house value in Hobart 
was $535,786, with house median Hobart house values 
holding firmly above Adelaide, Perth and Darwin. The 
continued popularity of the Hobart market has seen 
median unit values also overtake Brisbane over the 
year, with Hobart now the fourth most expensive capital 
city unit market. The median unit value across Hobart 
was $414,966. 

Hobart rental markets have been particularly impacted 
through COVID-19. However, unlike rental markets 
across inner-city Sydney and Melbourne, where rent 
values continued to decline, Hobart rent values rose 1% 
in the month of November. 

As mentioned in previous reports, there is potential for 
a tightening in the rental with the easing of interstate 
border restrictions. Before COVID-19, Hobart rents had 
grown rapidly off the back of relatively low levels of 
development, some evidence suggest added pressure to 
rents had come from the crowding out of long term 
rental accommodation with short term holiday 
accommodation ₁₁ 

While short term accommodation owners had 
reportedly looked to convert properties to the long-
term rental markets amid COVID-19, the potential for 
internal holiday travel may see such properties re-
converted to the short term accommodation market, 
which could tighten the long term rental stock. 

₁₁Source: https://www.anglicare.asn.au/docs/default-source/default-document-library/rental-affordability-snapshot-2017.pdf
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Alongside a tightening in the rental market, property 
investor interest may soon return to Tasmania. Gross 
rent yields for dwellings in Hobart declined a significant 
40 basis points over the year to November, but at 4.6%, 
were still the second highest of the capital cities behind 
Darwin (6.0%). 

The investor share of finance for property purchases has 
also inched higher. The investor share of mortgage 
finance for the purchase of property increased from a 

recent low of 16.4% in August, to 21.8% in October. 
Looking forward, Hobart dwellings are likely to see a 
continuation of this trend. Over 2021, smaller Australian 
property markets such as Hobart, Launceston and the 
South East of Tasmania could see the return of property 
investors, particularly as interstate border restrictions 
ease, and Tasmania reclaims its position as a popular 
tourist destination. 



Northern Territory



36 | Quarterly Economic Review 
© 2020 CoreLogic No unauthorized use or disclosure. All rights reserved.
CORELOGIC and the CoreLogic logo are New Zealand and Australian trademarks of CoreLogic, In and/or its subsidiaries.

Northern Territory

NT housing market summary, November 2020

After a long correction in NT property values, there are 
signs that the market is starting to recover. Darwin has 
seen the highest level capital growth in dwelling values 

of the capital city markets from March through to 
November, increasing 5.8%. This included a 5.3% increase 
in the unit market, and a 6.1% uplift in houses. of March. 

Darwin Rest of NT

Dwellings

Monthly capital growth 1.9% na

Quarterly capital growth 4.7% na

YTD capital growth 6.5% na

Annual capital growth 5.9% na
Total return 11.7% n a
Gross yield 6.0% na

Median value $405,857 na

Houses

Monthly capital growth 1.6% 0.9%

Quarterly capital growth 4.6% 1.7%

YTD capital growth 9.3% 0.0%

Annual capital growth 9.1% 2.7%
Total return 14.5% 9.6%
Gross yield 5.5% 6.9%

Median value $490,881 $424,327

Units

Monthly capital growth 2.4% na

Quarterly capital growth 4.9% na

YTD capital growth 1.2% na

Annual capital growth 0.1% na
Total return 6.6% na
Gross yield 7.0% na

Median value $286,475 na
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As of November, Darwin dwelling values were 27.4% 
below the peak at May 2014, despite recovering 7.9% 
from a trough in February 2020. Between May 2014 and 
February 2020, the median Darwin house value fell over 
$100,000, from $589,862, to $483,719. The end of the 
mining boom and subsequent plummet in housing 

demand has seen Darwin become the least expensive 
capital city dwelling market, and the most affordable 
relative to local incomes. 
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Despite significant fluctuations in both rent and purchase 
prices, gross rent yields have remained remarkably 
steady since May 2014. Gross rent yields changed less 
than 1% from May 2014 through to November, reflecting 
a relatively uniform trajectory in rents with dwelling 
values. Typical Darwin dwelling rents are still -21.6% 
below the peak in March 2014. Median dwelling rents 
have fallen from $600 at March 2014 to $440 through to 
November 2020. 

The fall in rents against an initial purchase prices during 
this period has likely contributed to a gradual tightening 
in the rental market, as investors have exited and 
demand for investment property has declined. 

The tightening of the rental market is also reflected in 
the dramatic change of investor lending as a portion of 
mortgage finance for the purchase of property across the 
NT, which averaged 40.8% over 2014. At October 2020, 
this figure had fallen to near record lows of 14.5%. 
Investor participation may be close to rebounding, as 
rent values increased 6.3% in the year to October. This 
was the second-highest annual growth in rents behind 
Perth. 

The rebound in housing values across Darwin is likely the 
result of severe discounting in prices and rents over time, 
converging with the monetary and fiscal stimulus that 
has encouraged housing purchases since the onset of 

COVID-19.  

At a glance, labour market conditions appear sound 
across the Territory, with an unemployment rate of 5.7% 
at October 2020. Compared with the impact of the 
pandemic nationally, the unemployment rate is little 
changed from the 6-month average prior to the onset of 
COVID-19, which was 5.4%.   However, the participation 
rate has slipped, from an average of 74.4% in the 6-
months prior to COVID, to 72.8% by October. 

NT and Darwin economic and housing market conditions 
have largely been tied to major projects, which will 
continue to fluctuate. One example is the $22 billion Sun 
Cable proposal, which was recently granted ‘major 
project’ status by the federal government. The proposed 
project involves the establishment of the world’s largest 
solar farm, located 750 km south-west of Darwin. Beyond 
the establishment of the solar farm, this offshore energy 
project would see the transmission of energy to 
Singapore through sub-sea cables. 

Even in the absence of such major projects that attract 
employment and subsequent housing demand to the 
Territory, Darwin and NT more broadly is likely to see the 
recent recovery trend continue over the next few 
quarters. However, this is subject to COVID-19 remaining 
well contained. 
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Australian Capital Territory

ACT housing market summary, November 2020

Dwelling values across the ACT rose 3.3% in the three 
months to November, taking values 5.2% higher since the 
onset of stage 2 restrictions in March. From March 
through to November, the ACT dwelling market saw the 
second-highest growth rate of the capital city dwelling 
markets. This was behind Darwin, which increased 5.8% 
in the same period.  

Unlike Darwin dwelling values, which at November were 
27.4% below the value peak in March 2014, the 

combined ACT dwelling market has hit a fresh, record 
high value every month since September 2019.  

Other metrics corroborate continued, strong demand 
across the ACT dwelling market. Typical days on market 
in the three months to November fell to 38, down from 
49 in the equivalent period of 2019. The final auction 
clearance rate has far surpassed the combined capital 
cities figure, averaging 78.5% in the 4 weeks to the 6th of 
December. 

ACT

Dwellings

Monthly capital growth 0.6%

Quarterly capital growth 1.7%

YTD capital growth 1.7%

Annual capital growth 4.7%
Total return 9.5%
Gross yield 4.8%

Median value $626,932

Houses

Monthly capital growth 0.7%

Quarterly capital growth 1.9%

YTD capital growth 1.9%

Annual capital growth 5.6%
Total return 10.2%
Gross yield 4.5%

Median value $702,173

Units

Monthly capital growth 0.1%

Quarterly capital growth 0.7%

YTD capital growth 0.7%

Annual capital growth 1.4%
Total return 7.3%
Gross yield 5.8%

Median value $443,468
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There are several reasons the ACT dwelling market has 
seen continued value increases since the onset of COVID-
19. Many of these have to do with the factors now 
driving a broader-based housing market upswing, such as 
record-low mortgage rates, higher consumer confidence, 
and contained levels of COVID-19. 

However, there are some factors unique to the ACT that 
have seen persistently increasing dwelling values. This 
includes relatively stable employment conditions due to 
the secure government jobs across the territory. At 
October 2020, the ACT had the lowest unemployment 
rate of the states and territories (3.9%), against the 
highest participation rate (75.2%). 

The low level of total dwelling stock for sale is another 
trend which may be supporting dwelling values. This 
trend is particularly pertinent across the smaller capital 
cities and regional Australia. 

In the 4 weeks ending December 6th, total combined 
stock across Sydney and Melbourne was 1.1% lower than 
in the equivalent period of 2019. Across the other capital 
cities, the combined level of stock was 24.7% lower, 
including 26.7% lower across the ACT. 
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Part of the reason for relatively tight listings levels across 
smaller capital cities compared with Sydney and 
Melbourne may come back to the fact that Sydney and 
Melbourne are large international cities, with higher 
levels of exposure to investment property that is rented 
to overseas migrants. 

ABS housing finance data indicates NSW and Victoria 
have a historically higher average portion of investor 
participation in the mortgage market, at 40.2% in NSW, 
and 35.3% for Victoria. This historic average across other 
states and territories has been closer to 31%.  Given 
economic conditions of the pandemic have been 
particularly unfavourable to property investors, more 
may be looking to sell in the current climate than owner 
occupiers. 

The instinct for owner-occupiers across Canberra may 
have been to put off moving or making big lifestyle 
changes. This is reflected in provisional migration data 
released by the ABS, which showed internal migration 
slowed in the June quarter following the onset of the 
pandemic, but departures also fell to their lowest level 
since September 2016. This may have helped to insulate 
slowed demand, because fewer people were leaving the 

territory. 

Another unique characteristic of ACT housing that may 
account for dwelling increases, is that it has historically 
had relatively low property prices in relation to income. 

Typical ACT dwelling values are the third most expensive 
of the capital city markets behind Sydney and 
Melbourne, but the third most ‘affordable’ behind 
Darwin and Perth, due to high local incomes in the 
capital.

With relative stability in the ACT economy, there are not 
as many headwinds in place for the property market, and 
momentum in growth rates could continue into the 
March quarter of 2021. However, the current upswing 
across the territory is likely to erode affordability. Typical 
dwelling values increased around $60,000 in the year to 
November, to $672,866. Low cash rate settings may see 
dwelling values pushed higher as borrowing capacity 
increases. Dwelling value increases are expected to 
continue into early 2021. 

. 



CoreLogic Australia is a wholly owned subsidiary of 
CoreLogic (NYSE: CLGX), which is the largest property 
data and analytics company in the world. CoreLogic 
provides property information, analytics and services 
across Australia, New Zealand and Asia, and recently 
expanded its service offering through the purchase of 
project activity and building cost information provider 
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Disclaimers

Queensland Data
Based on or contains data provided by the State of 
Queensland (Department of Natural Resources and 
Mines) 2020. In consideration of the State permitting 
use of this data you acknowledge and agree that the 
State gives no warranty in relation to the data 
(including accuracy, reliability, completeness, currency 
or suitability) and accepts no liability (including without 
limitation, liability in negligence) for any loss, damage or 
costs (including consequential damage) relating to any 
use of the data. Data must not be used for direct 
marketing or be used in breach of the privacy laws

South Australian Data
This information is based on data supplied by the South 
Australian Government and is published by permission.  
The South Australian Government does not accept any 
responsibility for the accuracy or completeness of the 
published information or suitability for any purpose of 
the published information or the underlying data.

New South Wales Data
Contains property sales information provided under 
licence from the Land and Property Information (“LPI”).  
CoreLogic is authorised as a Property Sales Information 
provider by the LPI.

Victorian Data
The State of Victoria owns the copyright in the Property 
Sales Data which constitutes the basis of this report and 
reproduction of that data in any way without the consent 
of the State of Victoria will constitute a breach of the 
Copyright Act 1968 (Cth). The State of Victoria does not 
warrant the accuracy or completeness of the information 
contained in this report and any person using or relying 
upon such information does so on the basis that the 
State of Victoria accepts no responsibility or liability 
whatsoever for any errors, faults, defects or omissions 
in the information supplied. 

Western Australian Data
Based on information provided by and with the 
permission of the Western Australian Land Information 
Authority (2019) trading as Landgate.

Australian Capital Territory Data
The Territory Data is the property of the Australian 
Capital Territory. No part of it may in any form or by any 
means (electronic, mechanical, microcopying, 
photocopying, recording or otherwise) be reproduced, 
stored in a retrieval system or transmitted without prior 
written permission.  Enquiries should be directed to: 
Director, Customer Services ACT Planning and Land 
Authority GPO Box 1908 Canberra ACT 2601.

Tasmanian Data
This product incorporates data that is copyright owned 
by the Crown in Right of Tasmania. The data has been 
used in the product with the permission of the Crown in 
Right of Tasmania. The Crown in Right of Tasmania and 
its employees and agents:

a) give no warranty regarding the data's accuracy, 
completeness, currency or suitability for any particular 
purpose; and

b) do not accept liability howsoever arising, including but 
not limited to negligence for any loss resulting from the 
use of or reliance upon the data.

Base data from the LIST © State of Tasmania 
http://www.thelist.tas.gov.au

In compiling this publication, RP Data Pty Ltd trading as CoreLogic has relied upon information 
supplied by a number of external sources. CoreLogic does not warrant its accuracy or completeness 
and to the full extent allowed by law excludes liability in contract, tort or otherwise, for any loss or 
damage sustained by subscribers, or by any other person or body corporate arising from or in 
connection with the supply or use of the whole or any part of the information in this publication 
through any cause whatsoever and limits any liability it may have to the amount paid to CoreLogic 
for the supply of such information.

http://www.thelist.tas.gov.au/
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For immediate release 

CoreLogic Quarterly Economic Review: 
November quarter data reveals contributors to post-pandemic property recovery 

 
[SYDNEY, NSW, 14 December 2020] – Today CoreLogic releases its latest Quarterly Economic 

Review which unpacks the recent recovery trend in housing market values observed in the 

months to November 2020. 

Nationally, housing market values did not see the large decline anticipated at the start of the 

COVID-19 pandemic. Housing values fell just 1.9% between March and September before 

moving into a recovery trend, increasing 0.4% nationally through October and 0.8% in 

November. 

Eliza Owen, CoreLogic’s Head of Research Australia, says “Relative to previous housing market 

downturns, the current decline through to November seems relatively mild, with dwelling 

values just 0.7% below the pre-COVID levels. There are numerous factors which have 

contributed to the prevention of a larger downturn in dwelling values including the 

institutional, coordinated response to the pandemic, which have seen low borrowing costs, 

added incentives for first home buyers and the extension of mortgage repayment deferrals 

limiting forced sales.” 

Despite an initial slump in housing finance through the beginning of the year due to the COVID-

19 pandemic, the year to October saw a remarkable 14.5% lift in the volume of finance secured 

for the purchase of property, according to ABS lending indicators. 

Ms Owen says “The post-COVID mortgage lending boost was driven by owner-occupiers 

including changeover buyers such as upsizers and downsizers, as well as buyers getting into the 

property market for the first time.  

“Money lent to first home buyers saw the fastest growth rate at 35.1% in the year to October, 

accounting for 22.1% of lending, up from 18.8% in the year prior. Meanwhile, investor 

mortgage lending increased less than 1% in the same period. There are several factors that 

contributed to this growth in first home buyer activity, including generational trends, monetary 

and fiscal incentives and lower dwelling values and competition,” says Ms Owen. 

Commentary by Eliza Owen on the key findings by State and Territory 

New South Wales: 

 Both Sydney and regional NSW were back into the upswing phase of the property cycle 

in the three months to November. Sydney dwelling values were up 0.3%, while regional 



  

values were up 3.1%. For regional NSW, this is the highest quarterly growth rate 

through 2017. 

 Indicators are showing the regional NSW dwelling market is still on the rise, despite the 

recession. Every regional market in NSW has seen an increase in dwelling values since 

March through to November. There were around 18,000 regional dwelling sales in the 

three months to November, up a remarkable 23.3% on the same period in 2019.  

 Looking forward to 2021, NSW dwelling markets are generally expected to remain in 

upswing, but pockets of the market are at risk of further decline. Demand is generally 

shifting from inner-city stock preferred by investors, to detached housing at the 

periphery of the metropolitan area, and in regional NSW.  

Victoria: 

 Through to November, there have been signs of an economic and property market uplift 

in Victoria. This follows a decline in Melbourne dwelling values, which are sitting 5.0% 

below the record high value reached in March 2020. 

 New listings across Melbourne rose from 2,756 in the month of September, to over 

8,000 in November. Meanwhile, sales activity rose from 1,546 to an estimated 4,301. 

This means the increase in sales activity has not matched the big increase in stock on 

the market, which may have a dampening effect on the recovery of the Melbourne 

market.  

 The Melbourne rental market has been particularly impacted by the pandemic. This may 

also end up impacting property values, and CoreLogic data suggests larger dwelling 

value declines are correlated with declines in rent values.  

Queensland: 

 Across Brisbane, dwelling values have risen 0.9% from the onset of the pandemic in 

March through to November, with dwelling values now at a record high. 

 Despite the recent uplift in the dwelling market across Brisbane, unit values remain 

8.9% lower over the decade.  

 Most Queensland dwelling markets are in upswing. Grouping Queensland into 19 sub-

markets, 17 have seen dwelling value increases since the onset of COVID-19.  The 

Brisbane Inner City and Brisbane West markets were the only dwelling markets to see a 

fall in values during the period.  

South Australia: 

 Like many of the smaller capital cities through COVID-19, Adelaide dwelling values 

avoided price declines. The combined value of the Adelaide dwelling market is 4.1% 

higher from March through to November, and dwelling values are currently at a record 

high. 

 In the three months to November, dwelling value increases were strongest across the 

North of Adelaide, where typical dwelling values were $378,705. 

 The rate of change in Adelaide dwelling values has historically been among the least 

volatile of the capital cities. But with momentum building across the market, quarterly 

growth rates have reached the highest level in ten years. 



  

Western Australia: 

 Western Australia, in particular Perth, seems to be returning to an upswing phase of the 

property cycle, following a long correction in values, and a temporary interruption to 

the recovery through COVID-19.  

 In the year to November, house values in Perth increased 0.9%, while unit values 

increased a more modest 0.1%. For the entire Perth dwelling market, this is the first 

year-on-year increase in dwelling values in six years. 

 Perth has also seen the highest annual growth in rent values since the onset of COVID-

19, with rent incomes up an incredible 8.2% in the year to November. This is likely to 

see property investor participation increase over 2021.  

Tasmania: 

 The continued popularity of the Hobart market has seen median unit values also 

increase over the year, with Hobart now the fourth most expensive capital city unit 

market. The median unit value across Hobart was $414,966 at November.  

 Hobart dwelling values rose 3.9% from the end of March through to November, and 

regional Tasmanian dwelling values increased 5.8% in the same period, with both 

dwelling markets sitting at a record high in November. 

 Regional Tasmania has been supported by a ‘spillover’ of demand from the high-growth 

city of Hobart, with both dwelling markets sitting at a record high in November. 

 Gross rent yields for dwellings in Hobart declined a significant 40 basis points over the 

year to November, but at 4.6%, were still the second highest of the capital cities behind 

Darwin (6.0%).  

Northern Territory: 

 After a long correction in NT property values, Darwin has seen the highest level of 

capital growth in dwelling values of the capital city markets from March through to 

November, increasing 5.8%. 

 Darwin dwelling values are still 27.4% below the record high in 2014. 

 Despite significant fluctuations in both rent and purchase prices, gross rent yields have 

remained remarkably steady since May 2014, fluctuating less than 1 percentage point. 

Gross rent yields in Darwin dwellings were 6.0% at November, the highest of the capital 

cities.  

Australian Capital Territory: 

 Dwelling values across the ACT rose 3.3% in the three months to November, taking 

values 5.2% higher since the onset of stage two restrictions in March. 

 The combined ACT dwelling market has hit a fresh, record high value every month since 

September 2019.   

 Typical ACT dwelling values are the third most expensive of the capital city markets 

behind Sydney and Melbourne, but the third most ‘affordable’ behind Darwin and 

Perth, due to high local incomes in the Capital. Continued price increases will lead to a 

deterioration of affordability across Australia’s Capital.  



  

To download the full report or for more information about CoreLogic, visit 

www.corelogic.com.au.  

### 

Phone: 1300 472 767 

Email: media@corelogic.com.au 

About CoreLogic 

CoreLogic Australia is a wholly owned subsidiary of CoreLogic Solutions Inc (NYSE: CLGX), a world-leader 

in property data and analytics. With CoreLogic Australia’s comprehensive property databases, the 

company’s combined data offering is derived from public, contributory and proprietary sources 

spanning more than three decades of collection, providing detailed coverage of property information 

such as tenancy, location, hazard risk and related performance data. CoreLogic is a leading provider of 

property data, analytics and related services to consumers, investors, real estate, mortgage, finance, 

banking, insurance, developers, wealth management and government. CoreLogic delivers value to 

clients through unique data, analytics, workflow technology, advisory and geospatial services. CoreLogic 

RP Data strives to help customers identify and manage growth opportunities, improve performance and 

mitigate risk. 
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