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What is considered typical in Adelaide’s residential real estate market has well and truly shifted, with the growth levels many 

thought impossible (or at least extremely unlikely) having been observed for almost the full two years since the pandemic begun. 

Predictions of a market crash or a plateau continue to be made, but many are hesitant to make any concrete claims given 

the surprising initial market behaviour. A looming interest rate rise and a continual push for a return to traditional economic 

behaviours (although currently in question due to overseas conflict) is ensuring a change of some sort is likely – whether it’s what’s 

anticipated or not is another question entirely.

While there are no solid indications that Adelaide’s market is beginning to slow, other states in Australia (particularly the 

eastern states) are showing such signs. It is a widely held belief that Adelaide tends to follow these states, so this alone could 

be considered an indicator. Taking ABS data from the last 5 years into consideration (figure 1), Sydney and Melbourne have 

shown far greater volatility in their rates of growth compared to Adelaide. The greatest change from one quarter to the next 

in this period came in June 2021, with 6.4% and 6.5% for Sydney and Melbourne respectively, where Adelaide sat at just 3.6%. 

Considering the gulf in prices, the magnitude of the real-dollar difference is vast. The timing of these changes is of particular 

interest – the two highlighted in figure 1 are separated by 3 and 4 quarters each. Given the timing of Adelaide’s inflection in March 

2020, it is easy to link this to the pandemic (first case of covid-19 in SA was in February 2020). This point in time actually signaled a 

slight slowing in the market for Sydney and Melbourne, however this is simply a portion of a far greater turn from June 2019 until 

June 2021. So while Adelaide does somewhat follow the trends observed in Sydney and Melbourne, it tends to occur significantly 

later and of a much smaller magnitude. Forthcoming data will seek to comment on changes beyond September 2021.

Figure 1: Quarter-on-quarter change in 1-year rolling average of median price of established house transfers, 2016-2021 (ABS, 2021)
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Prospective buyers in the eastern states are beginning to withdraw from the market, over fears of rate rises and a subsequent fall 

in prices. It signals a key shift in buyer psyche – the general perception that property is always a good investment appears to be 

in question. It is not to say the rental market is retaining long-term participants, however, as Rebecca Jarrett Dalton states “they 

believe it is coming (an interest rate rise) and they’re now willing to wait.” (Rebecca Jarrett Dalton, 2022) While this behaviour hasn’t 

yet been document in Adelaide, it would come as little surprise if it emerged soon.

Data curated by PointData shows the growth rate in high-growth areas continues to accelerate, which given the top performers 

have consistently achieved in excess of 20% growth in any 6 month period in the last 2 years is simply extraordinary. There 

remains a strong geographical spread, with almost all areas of Adelaide experiencing growth that was unheard of only a few 

years ago, ensuring the majority of homeowners continue to see returns on their investment. The opposite side to the equation 

however paints a bleak picture for those wanting to enter the market for the first time, as areas traditionally popular amongst this 

cohort have grown beyond many budgets. First home buyers can now afford just 30% of the homes on the market, compared to 

40% last year, according to the State of the Nation’s Housing 2021-22 report. It is becoming increasingly apparent that the free 

and open market itself is unlikely to slow to a rate that is achievable for lesser income earners without deliberate intervention.

Despite the HomeBuilder grant scheme ending, approvals for new houses in SA remain just shy of 2020 heights (1,162 in 

December 2021 compared to 1,280 in the same month of 2020) (figure 2). (ABS, 2022) Within the next few months, we will see 

both a state and federal election. While health dominates the campaign trail to date, all sides of politics are demonstrating how 

crucial housing supply is both economically and socially. While the quality and quantity of promised housing solutions varies, the 

coming years will likely see an uptick in housing availability, potentially aiding the lack of supply (or at least perceived supply, see 

Real Estate Sales and Listings in this report). 

How the current residential real estate market is valued continues to be dependent on perspective. As previously mentioned, it is 

an increasingly difficult market to break into for first home buyers, or those without substantial existing capital. For current single 

homeowners it is seeing value added to their capital. 

However, given how widespread the growth is, there are very few areas where one can sell in a hot market and buy again in a 

cool market to realise the increase in their capital. It is for this reason that multiple homeowners are the true beneficiaries of the 

current market conditions, as the sale of one of their dwellings will not necessarily mean they have to buy again in the current 

market. 

Figure 2: Quarter-on-quarter dwelling unit approvals, 2016-2021 (ABS, 2022)
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The intense price growth across Metropolitan 

Adelaide has continued over the summer months, 

with all regions of the city displaying high values. 

There remain small, localised areas of ‘modest’ 

performance, with some of the most affluent areas 

containing higher concentrations. While the physical 

impacts of the pandemic are beginning to ease, the 

familiar indicators including low interest rates and 

the supply and demand imbalance are ensuring the 

momentum behind the growth continues. 

The patchwork distribution seen across most of the 

city (and the lower growth in North Adelaide and the 

inner-east) is largely a result of lower turnover rates 

traditionally experienced over the Christmas period, 

which give credence to anomalies and fluctuations in 

observations. As we move on from summer, turnover 

rates will begin to increase, and are expected to 

reintroduce the growth rates over 5% per quarter 

which became typical in the previous 2 years. 

Inner and outer-ring suburbs indicate similar levels of 

growth, with areas achieving in excess of 7.5% growth 

in the three months to February interspersed within 

larger areas of moderate growth. Although it is not 

immediately apparent, middle-ring suburbs along 

Grand Junction Road and along the southern section 

of South Road have slowed slightly, largely due to the 

weakening desire and necessity to be within touch of 

the CBD. 
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 ◉ The previous 3 months has seen just 23 residential 

property sales, at an average price of $1.37 million. 

Included in this were 12 sales at under $1 million, a 

relatively low price for the suburb.  

 ◉ The suburb positions itself as one of the affluent 

areas closest to the CBD, where this proximity is 

decreasing in necessity due to the home-centric 

lifestyle the pandemic is bringing. Eastern suburbs 

on the immediate perimeter of the parklands are 

experiencing a similar phenomenon.

 ◉ Large portions of North Adelaide have limited scope 

for renovations due to the impacts of heritage, 

a deterrent for the increasing number of buyers 

 ◉ An ongoing gentrification of Glenelg’s older housing 

stock is reducing the pool of buyers who can afford 

these increasingly expensive properties. 

 ◉ Glenelg is one of the few areas outside the CBD 

where apartments can be found in Adelaide. The 

lack of demand for this type of dwelling due to a 

lack of international arrivals and a general desire 

for larger dwellings is contributing to this more 

moderate growth.

 ◉ The south-western end of Adelaide Airport’s main 

runway has seen growth in excess of 8% in the past 

3 months. A lack of air traffic has diminished this 

strong deterrent often associated with these areas.

North Adelaide

Glenelg and surrounds

PROPERTY PRICE TRENDS

3 month growth snapshots
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Property owners throughout metropolitan Adelaide 

are seeing exceptional asset growth, with most price-

points and geographies catered for. The opposite 

perception of this however bares increased financial 

barriers for those looking to enter the property 

market from a low capital base. 

The tightly-held areas of the inner-ring continue to 

accelerate in value, with the very low supply levels 

ensuring those properties that do come to market 

cost a premium. Rates of land division remain very 

low in these areas, which combined with a complete 

lack of green and brown field development (with 

most Bowden properties now at least on market) 

maintaining the select pool that controls supply in 

this already tight market sector.

Prior to 2020, patterns in property price growth 

typically radiated outwards from the CBD, with the 

highest growth areas being the closest (and vice 

versa). As Adelaide (and indeed Australia) shifts away 

from connections to the CBD being essential, this 

central focal point for growth has lost its magnitude 

of influence. Areas over 20km out from the center 

have seen growth in excess of 20% in the last year, 

directly comparable to the inner and middle-ring 

suburbs. While these trends are putting a lot of 

housing stock beyond the reach of low-income 

buyers, it does ensure that the majority of purchases 

don’t compromise on growth potential. 
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 ◉ The Lefevre Peninsula (left) is often the location 

of price volatility. The area has some of Adelaide’s 

oldest housing, which brings with it a mixture of 

amenities. Depending on what sells in any given 

time period, the median price for the area can 

therefore swing wildly. Within the last year, 3 

properties sold for more than $2.2 million, with 5 

under $300,000 – rare for such a small geography.

 ◉ As discussed in earlier editions of this report, 

Mawson Lakes (right) positions itself as one of very 

few medium to high density student villages outside 

of the CBD. The lack of international students is 

having the greatest impact, whereby the dwelling 

density is of particular importance in this pattern, 

as the “international market is much more open to 

higher-density living”, buyers agent Michelle May 

stated in February. (Michelle May, 2022)  

 ◉ Residential areas situated along the South-Eastern 

Freeway prior to Mount Barker have seen price 

growth in the last year that is traditionally reserved 

for the affluent inner east and south – the strongest 

performers being Bridgewater, Verdun and 

Hahndorf.

 ◉ While a boom was observed following the 

completion of the Heysen Tunnels, the area 

still offers a relatively inexpensive price point 

considering its travel time to the CBD, quantity of 

high-quality housing stock and lifestyle on offer.

 ◉ The primary drawback typically associated with the 

Adelaide Hills is the increased commute time. The 

pandemic has reduced the significance of this in 

the minds of buyers, pushing strong growth further 

from the CBD.

Lefevre Peninsula and Mawson Lakes

South-Eastern Freeway corridor
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The proportion of Adelaide properties that have experienced price growth in excess of 5% remains as the clear majority, with 19 

out of every 20 properties falling into this category. An overwhelming 88% of properties have experienced growth beyond 10%, 

truly unprecedented for the market. 

Interestingly, the expanding top category has not coincided with a diminishing bottom 4 categories (those that represent growth 

at or below 0%). This comes as little surprise, as those areas that have experienced negative growth have done so for much of the 

last two years, and there is little to indicate that this would change. The shift from lower positive growth bands to higher bands 

however is noteworthy – over the last 3 summers, the number of sales has been on average 31% lower than they were in the 

November prior. The reduction in supply is usually balanced by a reduction in demand, however the home-centric Christmas and 

summer holiday periods due to the pandemic have kept potential buyers interested in the market, pushing up prices.

In its simplest form, the issue of house price growth comes down to a supply and demand imbalance: “until the two reach more of 

an equilibrium, property values will continue to grow, and affordability will worsen.” (Vanessa De Groot, 2022) How supply will be 

boosted is a common point of tension between the public and private sectors. Upcoming elections may shed some more light on 

this issue, as little action is being taken as affairs currently stand.
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Everard Park is in the midst of its own ‘boom’, with the nearby suburbs of Ashford and Richmond leading the way in previous 

years. Its position near main roads and public transport while maintaining an intimate suburban feel is proving popular with 

buyers. Its growth in excess of 50% over the last 3 months is also owing to a mix of housing stock in the area, with sales of higher 

end properties raising the growth figures.

Beaumont, Marden and St Morris are the 3 eastern suburbs in the list. Beaumont and St Morris have long positioned themselves 

as some of Adelaide’s blue-chip suburbs, both carrying median sale prices in excess of $1 million. The growth rates observed are 

truly remarkable, especially considering the real dollar value these carry. Marden’s mix of housing densities and connections to 

public transport is ensuring it remains popular amongst buyers. While buyers are becoming more willing to look further afield, the 

east maintains as a highly desirable area for those that can afford its high price-point.

The middle-ring suburbs of Royal Park, Semaphore South and Glanville are somewhat bucking the trend discussed earlier in this 

report of middle-ring suburbs experiencing more moderate growth. Royal Park and Glanville are starting to come onto the radars 

of buyers as relatively affordable suburbs given their geographical location, with Semaphore South benefiting from prospective 

buyers being priced out of neighbouring markets such as the more affluent Tennyson. 

Ongoing brown and green field developments around Hackham and Hackham West are bringing a higher quality of housing into 

these areas, significantly increasing the median sale price, observed in the growth figures.

The top-ranking suburbs for 3 month growth are typically located in the east. Over the summer months however this has not 

been the case with only 3 suburbs in the top 10 being in the east (Beaumont, Marden and St Morris). 3 suburbs are in the outer 

south, 2 in the north west, and 1 in the inner south and inner north. 

Suburb Annualised 3 
month growth

Annualised 6 
month growth

Current median 
sale price

Everard Park 55.7% 46.5% $894,700

Beaumont 50.0% 42.3% $1,466,700

Royal Park 46.6% 28.5% $583,700

Marden 46.6% 37.4% $905,100

St Morris 45.8% 35.5% $1,016,500

Hackham 44.9% 32.4% $391,300

Seaford Meadows 44.9% 30.5% $495,800

Semaphore South 44.8% 33.4% $670,200

Glanville 44.7% 41.4% $651,300

Hackham West 44.7% 40.4% $375,200

To find out how property values in your suburb have changed recently, check the full suburb list available on 
Our Insights at pointdata.com.au.

Suburb indices

PROPERTY PRICE TRENDS
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Figure 3: Monthly change in 3-month rolling average of total sales and total online listings, rebased on 2019 average, 2020-2022 (SQM 2022)

Figure 3 shows total online property listings in Adelaide per month (SQM Research Pty Ltd, 2022) as well as total sales registered 

per month since the start of 2019, both represented as 3 month rolling averages rebased on 2019 averages.  

The number of online listings continue its downward trend first observed in early 2020, with January recording just 55% of the 16 

thousand seen in January 2020. This reinforces the perception of a dwindling supply to the market. Crucially, this is the opposite 

of the trend observed with sales, with a gradual increase 

since July of 2020 (the approximate time the pandemic 

started to heavily alter the market). This increase is likely the 

product of the strong self-promoting message of the current 

market being a sellers-market due to the incredible growth 

(and in turn prices) observed.

The imbalance between perceived supply and demand is 

ensuring high clearance rates, meaning vendors aren’t opting 

for a full campaign as frequently, causing this reduction in 

online listings while sales increase. The perception of the 

large magnitude in the reduction of supply brought on by 

observers of the lesser online listings is in itself driving up 

prices, as the assumed necessity to be aggressive in the 

market becomes the predominant attitude (figure 4).  

Figure 4: Off-market sales effect on market
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Real estate sales and listings
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Valeri is our revolutionary property value and development potential intelligence platform. Valeri uses AI machine learning to 

constantly analyse city-specific data sets, including sales data and unique proprietary layers, to learn patterns and predict land and 

property values. What sets Valeri apart is her ability to convert difficult to value qualitative factors such as planning, property and 

market attributes into an equivalent dollar value. Valeri, combined with PointData’s analytical expertise and local knowledge can 

help you identify opportunities in the Adelaide Real Estate market.

Property price trends are calculated by applying rolling medians for a given period and region to smooth out short-term fluctuations 

and highlight longer-term trends or cycles. Rolling medians and averages are commonly used to predict trends in property and 

share markets.  

The data presented in this report focuses only on house prices, excluding units and apartments. However, houses come in a range 

of shapes and styles and on land parcels large and small. We present the average pricing and trends for small areas as indicators 

of the local market activity in the region. 

For a 3-month rolling median to December 2020, PointData calculate the average of the three, 12-month periods to October, 

November and December 2020, for the subject SA1 region. PointData also applies our unique Dynamic Neighbourhood Scaling 

process to grow the area of influence surrounding each property irrespective of arbitrary boundary or suburb constraints.  This 

ensures the model draws on a statistically significant sample of comparable sales while keeping the subject SA1 at the center of the 

sample area. 
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