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WHAT TO LOOK FORWARD TO IN 2021

As Australia continues the economic recovery from COVID-19, the RBA is relying on increased household spending to stimulate 

activity, increase demand for workers and push inflation back into the target growth range (Janda, 2021). Limitations on 

international visitation and migration restricts this potential but these factors combine to ensure the base cash rate remains 

historically low, keeping mortgage costs low and encouraging increasing activity in the housing market, supporting recently high 

prices in Adelaide. Low interest rates not only make mortgages more affordable but can discourage investment in banks and 

financial markets. Dan Richardson of Ouwens Casserly, Unley reports he is seeing an increasing number of first-time investors 

showing interest in the sub-$700k market as well as returning interest in city apartments. The apartment sector fell away steeply 

during 2020 with limitations on international students and preferences for increased internal and external personal space.   

Extensions to the start date deadline for the HomeBuilder programme is supporting an already stretched development industry 

suffering shortages in labour and some materials, delaying a possible cliff as activity inevitably slows once stimulus ends. 

Dan Richardson has observed that investors are looking to purchase property to rent, delaying redevelopment in light of current 

building demand. 

Reports through 2020 of an exodus from cities to regional areas appears to have been short-lived, with net losses comparable to 

historical trends but highlighted by the low arrival numbers from overseas. Indeed, Brisbane, Perth and Darwin all recorded net 

increases in 2020, a continuation of trends dating back as far as 2014 (Davies, 2021). Adelaide has been reliant on international 

migration to offset internal migration losses, but 2020 saw an increase in internal immigration as lockdowns in Sydney and 

Melbourne reduced internal losses, limiting the negative impacts due to the loss of international arrivals. 

The current trend maps show strong growth continues to be widespread across metropolitan Adelaide. Our data also shows that 

the proportion of Adelaide recording sale price increases of 5 % or more continues to rise to over 50% of metropolitan SA1 

regions in the last 6 months (see the Proportion of Adelaide Properties section for more detail).

Overall, recent trends and market activity levels show a continuing strong Adelaide real estate market. Winter historically sees a 

fall in the number of listed properties, but strong prices may encourage higher listing numbers than normal for this time of the 

year. For now, auction numbers and clearance rates remain at historically high levels while prices exceed expectation, creating 

urgency in buyers and encouraging sellers. We continue to monitor and observe the market and are currently enjoying the good 

news stories that 2021 presents. 

© Copyright 2021 PointData Pty Ltd and its licensors.
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PROPERTY PRICE TRENDS 

© Copyright 2021 PointData Pty Ltd and its licensors.

Three months ago, the market was recording strong 

growth across the city, consistent with activity across 

Australia’s major cities. 

The 3-month price trends map shows continued 

widespread growth across the majority of 

Metropolitan Adelaide, with the 10% and above 

category introduced in the Autumn edition becoming 

the predominant growth band. The perpetuation of 

strong growth is attributable to a combination of 

ongoing low interest rates, the recent federal budget 

extending the HomeBuilder program and introducing 

incentives for young Australians to enter the market.

While many of the areas that experienced negative 

growth in the last quarter have realigned with the 

general pattern of strong growth, there are 

nevertheless pockets showing flat to negative growth. 

The Adelaide CBD continues to under perform, with 

the majority of its housing stock constituting small 

dwellings (namely apartments) typically attractive to 

international and student markets. The pandemic 

stripped away demand for this stock and while signs 

of recovery have been noted, prices remain low. 

3 MONTHS TO MAY

AVERAGED BY SA1
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Typical patterns of high levels of development in and around the Campbelltown LGA may be contributing to property values 

growing at a slower rate than in neighbouring areas. The mix of new housing stock and mid-century standard builds is presenting 

this newer stock as a more attractive option, deflating the prices of the less-attractive older stock that still dominates the area.

The Lefevre Peninsula continues to demonstrate volatility. Peterhead and 

immediate surrounds are still at stark contrast to the substantial positive 

3-month growth observed elsewhere in Metropolitan Adelaide. In the

previous edition of this report, the subject SA1s were showing growth

in-line with their surrounds, however this has changed drastically towards

negative growth up to 10%.

The mix of high-value beach front land (greater than $1m) and lower value, 

older housing stock further from the beach ensures a large range of 

property price-points within this area.

Investigation of property sales in this subject region over the past 12 

months showed a few, very high value sales for properties on the 

Esplanade, inflating the local median sales price. Given this local anomaly is 

not observed in the 6-month trends, it appears that these fluctuations in 

the 3-month trends are as a result of these few, uncharacteristically high 

value transactions. As such, this downturn in the 3-month trend appears to 

be a correction. While old stock remains in the most prized, beach front 

locations, planning policy allows for bullish subdivision and land values 

remain low compared to other waterfront suburbs, this disparity in local 

prices and trends is anticipated to persist.

© Copyright 2021 PointData Pty Ltd and its licensors.
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PROPERTY PRICE TRENDS 

© Copyright 2021 PointData Pty Ltd and its licensors.

Inner ring eastern and southern suburbs 

continue to show growth exceeding 10% and the 

general pattern across the metropolitan area is 

for medium-level growth of up to 5% annualised, 

over the last six months. Notable outliers are 

observed in the southern end of the Prospect 

LGA and to a lesser extent Glenelg North and 

Lower Mitcham and surrounds.

Our Insights

Values falling in Prospect LGA 

We propose that the downturn shown in the 

price trends map reflects a change in the type of 

property being transacted in this area, given 

previous trends showed significant uplift over 

multiple periods.

    Low sales numbers recorded in these regions 

over the last 12 months allows for greater impact 

from variable property types, sizes and condition.

6 MONTHS TO MAY

AVERAGED BY SA1



PROPERTY PRICE TRENDS 
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Subdivision in Glenelg North region

    Following trends noted in the Summer and Autumn editions, after strong 

growth observed in Spring 2020.

    Extensive recent subdivision and redevelopment has provided smaller 

homes at a lower price point compared to the pre-existing housing stock.

    Low transaction activity means outliers have greater influence on 

short-term local trends.

    High subdivision activity may have resulted in a local over-supply, 

suppressing resale values.

Price recovery in Lower Mitcham

Previous editions showed negative growth across a wider area around 

this location, so Winter edition maps indicate a general improvement in 

sales prices and a shrinking of the area in negative growth.

    This represents a slowing in the depreciation of local property.

    If this trend continues, it is anticipated that this region will show value 

growth within the next 6 months.

© Copyright 2021 PointData Pty Ltd and its licensors.
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This column graph shows a continuation of the trends observed over the last year, with SA1 areas recording growth of more than 

5% in the last 6 months the most notable growth cohort. This graph shows that, according to Valeri median sale price estimates, 

53% of SA1 regions in metropolitan Adelaide have experienced a sale price increase of more than 5% in the past 6 months with 

12% recording more than 10% growth. Only 6% of SA1 regions showed a fall in median value in this time, an increasingly small 

proportion of the city, as can be seen by the dominance of green across the 6-month price trends map on the previous pages. 
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The recent growth and dynamism of the Adelaide Real Estate market is exemplified by the fact that the top 10 list for the last 3 

months has no common locations with the same list from the Autumn edition. Additionally, only four of the top twenty appear in 

the top 20 list for 6-month growth and only one (Millswood, ranked 19 on three-month trends) appears in the top 20 performers 

over the past 5 years. Encouragingly, the 20th ranked suburb over the past 3 months (Hackham) would have ranked 5th in the 

previous edition’s table with growth of just under 29%. It should be noted that short term trends are always more volatile and 

more significantly impacted by outliers due to smaller sample sizes. However, these estimates clearly show that the local housing 

market is experiencing a wide-ranging and high-growth scenario at present, which has strengthened since last reported in 

February. 

The top 20 shows a predominance of suburbs in the east with 6 of the top 10 and 11 of the top 20 falling in a band between the 

Torrens River and Glen Osmond Road, in the middle-ring to the foothills. These are not all part of the traditional leafy east, where 

Adelaide’s most prized property is generally found. At the northern extent, the suburbs of Joslin, Evandale and Maylands show the 

changing preferences, favouring formerly working-class suburbs close to the city, while Beulah Park and Kensington are rising in 

value to meet surrounding areas. Looking at the median sale price map, these areas all sit on the outer fringe of the darkest green 

section, in a wedge of lighter green that intrudes from the eastern side.  

The following table shows the highest performing suburbs according to 3-month growth in median sales price estimation. 

Suburb metrics are derived by aggregating values from SA1 areas. Suburb and Statistical Area boundaries are not necessarily 

coincident. In some cases, suburbs cross a range of demographic and property character areas which may vary in recent market 

activity and performance. Therefore, PointData has taken the approach of assessing properties on individual, tailored 

neighbourhood, and small area (SA1) bases, but we have aggregated data to a suburban level so that it can be presented in a 

format and geography that is more widely understood by the general public. 

SUBURB INDICES

Suburb  Annualised  Annualised  Current median
   3 month growth 6 month growth sale price

Erindale

Beaumont

Glenalta

Kensington

St Georges

Port Willunga

Fairview Park

Joslin

West Lakes Shore

Beulah Park 

40.60%

39.66%

39.42%

35.96%

35.25%

33.04%

33.00%

32.85%

31.93%

31.08%

15.12%

19.09%

16.09%

12.39%

16.98%

21.19%

14.92%

23.65%

12.55%

12.45%

 $1,020,000 

 $1,093,000

 $640,000 

 $1,075,000 

 $1,050,000

 $412,000 

 $453,000

 $995,000

 $718,000

 $913,000

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. 

https://pointdata.com.au/wp-content/uploads/2021/06/Suburb-trends-full-list-.pdf
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The graph above shows total property listings in Adelaide per month (SQM Research Pty Ltd, 2021) with comparisons of per month 

performance in 2021, 2020 and the monthly average for the 5-year period 2015 to 2019. 

Listings less than 2-months old are running above the 5- year trend for 2015-2019, having dipped below during February and 

March. The 5-year trend shows that April is typically a peak in activity with listings falling away as the weather cools, but early 

indications suggest that 2021 will have a busier than usual Winter period as demand remains high. This is exemplified by the stats 

on listings older than 2-months which are below trend and the gap is increasing, indicating that stock on market is selling quicker 

than seen in recent years and therefore the numbers of older stock are not being recharged. This is a good sign for sellers as it 

indicates a fast-moving market.

Listing data, drawn from SQM Research, continues to show that recent listings (less than 30 days old) remain higher than the 

five-year average (2015-2019) while listings older than one month are well below the average, and the disparity grows as the age 

of the listings increases. Data shows that in March 2020, there was a sharp drop in listings between 1- and 3-months old. This quick 

change in a sector of the market likely indicates a withdrawal of property in response to the publicised threat of falling prices and a 

possible market crash. As this has affected long-held stock, 2020 may have established a new benchmark for the Adelaide Real 

Estate market by clearing out a backlog of property and resetting the stock levels. 

REAL ESTATE LISTINGS AND AUCTION DATA

2020 

2021 

Average 2015 - 2019
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Media outlets have reported high Auction clearance 

rates across the country, including Adelaide. 

Auction clearances have repeatedly topped 80% 

with high attendances and competitive bidding 

driving prices well beyond vendor expectations. 

Dan Richardson of Ouwens Casserly, Unley states 

that interest from buyers is still high, the market for 

houses in the six to eight hundred thousand range 

is extremely competitive, while interest in city 

apartments appears to be returning. He reports 

that recently an open inspection for a city 

apartment drew 21 groups of investors where 

3-4 groups would be normal recently.

 

2021 has seen unusually high levels of auction 

listings in Adelaide, increasing each month since 

January. PointData’s regular monitoring of Auction 

activity shows that more than 200 properties were 

listed to go to auction in the week ending the 2nd 

of May with an average of around 150 properties 

listed for auction each week through the month. 

While listing activity is strong, this represents an 

unusually high proportion of property going to 

auction, an indicator of a competitive, buoyant 

market where vendors are confident of getting 

enough interest and attendance on auction day 

to drive a higher purchase price. 

According to Dan Richardson (OC Unley) the 

majority of houses are selling to owner occupiers, 

with some investment activity in the sub-$700,000 

market, competing with first home buyers. These 

factors are combining to price many developers out 

of the market. However, the reported difficulty to 

find builders and labourers due to building activity 

stimulated by HomeBuilder grants is also squeezing 

profits in this industry. 

SALES SINCE JUNE 2020 

BY SA1
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The sustained growth of Mount Barker as a regional centre within close proximity of Metropolitan Adelaide continues to drive high 

levels of greenfield development to the southwest. This greenfield development is geographically constrained by the freeway to the 

north and by Mount Barker Summit to the east and doesn’t penetrate the old-town due to the lack of available land. The substantial 

amount of established and character housing in Mount Barker and in Littlehampton to the north of the freeway ensures a variety of 

housing types are supplied to the market at any given time. 

3-month price trends show consistent growth in the area at levels observed in Metropolitan Adelaide (circa 10-15% annualised). 

The SA1 close to the freeway on/off ramps containing Cornerstone College is the only stark opponent, however low sales figures 

indicate the potential for volatility in an index that itself is often affected by volatility.

The previously mentioned greenfield developments to the southwest perform comparatively well to the established areas of Mount 

Barker and Littlehampton in 6-month annualised growth. The cheaper, new stock available is proving more desirable than the 

slightly more expensive, older stock ensuring demand and subsequent growth outstrips its counterpart, with average 6-month 

annualised growth at 13% and 8% respectively. Extensive greenfield developments like those observed in Mount Barker often have 

new shopping precincts, schools and other necessities intertwined with the residential stock, adding to the allure of these areas. 

Interestingly the further-afield Nairne is growing at similar rates to Mount Barker’s greenfield developments. Its smaller size and 

separation from the moderately dense areas around the on/off ramps for the freeway plays into the psyche of isolation and 

small-town feel, ensuring its relative disjoint from the previously mentioned markets. 

MOUNT BARKER 

6 MONTH PROPERTY PRICE TRENDS
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The State Government’s new Planning and Design Code went live on Friday 19th March 2021, bringing in a planning system that 

seeks to improve consistency in decision-making and assessment. 

Prior to the go-live date PointData analysed the Draft for Consultation Planning and Design Code (released in November 2020) to 

assess the impact that it will have on subdivision and development potential. Based on the parameters present in that draft 

PointData estimated that there would be a net increase of 50,000 development sites across Metropolitan Adelaide. This assessment 

actually fell short of the actual amount of 68,000 increase in new development sites. The increase is primarily attributed to the 

Salisbury LGA becoming easier to assess for subdivision potential and the introduction of zones that use density targets which may 

allow for smaller lot sizes. 

The relaunch of PointData’s Property Development Potential reports and data packs coincided with the ability to value most 

resultant parcels from potential subdivisions. Metropolitan Adelaide has gained an estimated $31 billion in land value uplift from 

potential subdivisions, equating to an average of $187,000 gross land value per resultant parcel from subdivision. While the process 

of creating and implementing this new planning system may have been very resource-intensive, this resultant uplift is provided to 

property owners through no expenditure of resources on their own part, other than those that have always been associated with 

subdivision.

Gains in land value uplift from potential subdivisions are seen in 12 of the 17 Metropolitan Adelaide LGAs. Adelaide, Gawler and 

Salisbury LGAs can now be simply assessed for subdivision potential and therefore have all shown gains in land value uplift. Charles 

Sturt and Marion LGAs have also seen increases in the number of subdividable parcels and the land value uplift from resultant 

subdivisions. This increase can be attributed to two key factors; the previously mentioned introduction of zones that use density 

targets, and a realignment of minimum parameters which suit the general parcel makeup of these areas. The introduction of 

parameters reliant on a definition of a site’s gradient which makes subdivision yield assessment a much more convoluted process 

has hampered Mitcham LGA’s subdivision potential along with other areas which fall within the hills face zones of old.

COMPARISONS TO THE NEW PLANNING & DESIGN CODE

Land value uplift from Planning and Design Code May 2021
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VALERI 

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. 

HOW DO WE CALCULATE PROPERTY PRICE TRENDS?

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 centre of the 

sample area. 
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