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Our August results were keenly watched. As we 
approached spring, August promised us insights into 
how the traditionally busier months leading into 
Christmas might shape up.

When we look at the market, we consider both prices 
and liquidity. And of these two areas, for us, liquidity 
is the most important. It’s the most important because 
it’s the best indicator of future sales activity and 
price movements.

Liquidity is another word for the speed or efficiency 
of the market. It won’t be surprising to our customers 
when we say that when the average number of days 
it takes to sell a property increases substantially, the 
total number of sales will drop, and it’s also likely 
that property prices will likely decline in the short to 
medium term. 

This is why we focus so much as a group on the days 
on market number. That’s the average number of 
days it takes to sell a property. It’s the best indicator 
of liquidity, and therefore an indicator of future 
price changes. 

We’ve seen days on market steadily increase since the 
end of 2022. Days on market differ between auctions 
(lower days on market) and private treaty (higher days 
on market), but both have increased approximately 
35 per cent from December 2022 to August 2022. 
This rise in days on market reflected an increasing 
disconnect between the expectations of sellers and 
buyers, amid rising interest rates and international 
volatility. The market shift highlighted by the increase 
in days on market was eventually picked up by the 
published price indexes from March 2022 onwards.

Over the past one to two months, we’ve seen a 
flattening out of the days on market metric. The gap 
between sellers and buyers has narrowed, with sellers 

reducing their price expectations and buyers staying 
relatively the same. We expect to see price indices 
reflect this trend when they’re published in the next 
few months. 

In August in Australia, we sold 4,934 properties, which 
was 10 per cent down on August 2021, but 10 per 
cent more than August 2020. Nearly 5,000 sales in 
August is a very strong number in historical terms, 
even if it’s below the record highs of 2021. In dollar 
terms, we sold $4.2 billion of residential property in 
August, only six per cent below last year’s record of 
$4.46 billion.

As we prepare for the spring markets, we’re seeing 
strong numbers of sellers preparing their properties 
for sale. We’ll be closely watching days on market 
as stock levels rise, and as the market continues to 
absorb volatile economic news. Whilst it’s not possible 
for anyone to predict days on market, we suggest to all 
our seller customers that they carefully consider how 
they can minimise their own days on market in light of 
this volatility. 

All of our data and insights shows that days on market 
are reduced when our customers choose the auction 
method of sale, combined with an investment into a 
property marketing campaign. This method ensures 
we maximise buyer competition, and by doing so, we 
create urgency amongst buyers. Nothing gives buyers 
more confidence than seeing other bidders in action, 
which is why for the past 120 years we’ve lived and 
breathed the auction process and believe that we’re 
the Competition Creators® when it comes to achieving 
the best possible result for our customers.

Dan White 
Managing Director 
Ray White Group

A  M E S S A G E  F R O M  O U R 
M A N A G I N G  D I R E C T O R
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Interest rates are continuing their upward trajectory 
but there are some signs that the pace of inflation may 
be on the decline. Fuel prices are starting to come 
back, supply chains are unblocking and China’s growth 
is slowing. It’s unlikely to mean that interest rate 
increases will stop immediately but they’re early signs 
that rates may peak earlier than expected and don’t 
increase to levels predicted even a few weeks ago. 

This change to the inflation outlook is coinciding with 
some signs that the property market is close to the 
bottom of the cycle. Clearance rates are now starting 
to stabilise and the number of properties coming to 
market is starting to climb as we head deeper into 
the spring selling season. Importantly, the number of 
average active bidders at auction appears to be back on 
the increase. It’s still a buyers market but, like inflation, 
property market conditions seem to be improving from 
where we were in midwinter. 

This month we take a look at the luxury property 
market, ranging from an investigation to exactly what 
is considered ‘luxury property’, to the state of the 
luxury retail market. Demand for the best properties in 
the most expensive suburbs skyrocketed through the 
pandemic. More properties came to market in places like 
Mosman, Toorak, Bowral and Cottesloe, and overall, the 
top one per cent of the market outperformed the rest.  
 
While Australians wanted more luxury property, 
luxury goods were also keenly sought after. While 
shopping centres saw mixed performance over 
the past two years, anywhere stocking expensive 
brands like Gucci, Louis Vuitton and Chanel 
performed well. We take a look at what drove this.  
 
We hope you enjoy reading this month’s  
Ray White Now. 

R AY  W H I T E  N O W 
T H I S  M O N T H

Nerida Conisbee 
Chief Economist 
Ray White Group 
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If the last two years have taught us anything, it’s that 
there really is no particular season, month or time of 
year that’s better for selling. 

That said, there’s still a long held belief that it’s hard to 
beat selling in spring! 

Our winter selling months were interesting. Interest 
rates and auction clearance rates both went in the 
opposite direction to what most would like, but there 
was also a lot to celebrate this winter. International 
travel was well and truly back on the cards and many 
of us chose to take advantage of the travel bug and 
escape the winter chill.

This has given us a post-vacation flurry of activity in 
the real estate sector in the past few weeks, and we’re 
seeing an increase in new listings coming to market. It 
seems selling in spring is back on the agenda for many 
homeowners.

Interestingly, our listing numbers for this time of year 
for the last three years have been very similar, hovering 
around 4,000 throughout the month of August all the 
way back to 2020.

Our auction listing numbers are up by 17 per cent and 
bidder numbers are holding at a decent 4.7 registered 
and 2.6 active bidders on average per auction across 

the country. This coupled with our Loan Market data 
which is showing a 28 per cent year-on-year increase 
in loan pre-approvals is indicating that there’s still 
plenty of buyer interest and activity.

An important point to consider when selling your home 
in the current market is whether to sell by auction or 
private treaty sale.

Many people think about the spectacle of the auction 
day itself, although the process has a lot of benefits 
that don’t always correlate to the event itself.

As our market reaches a more balanced state, we’re 
seeing days on market growing - the number of days 
it takes from when it’s launched on the market until 
the point it’s unconditionally sold. The impact of this 
can mean that buyers start to see the listings that stay 
on the market for longer as ‘stale’, or start to become 
suspicious as to why it hasn’t sold yet.

Our auction properties are selling on average 11 days 
sooner than private treaty, with an average of 28 days 
to sell an auction property and 39 days to sell by 
private treaty.

We’re also still seeing a premium of 11 per cent more 
being achieved on our auction properties against the 
highest offer presented before auction day.

W H Y S E L L N O W ?

Bianca Denham 
National Director 
of Special Programs  
Ray White Group
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Always wanted a luxury home? It seems the pandemic was an ideal time for many people to buy one. And although 
homes sold at very high price points were partly lifted by extreme price growth, we did see record numbers of houses 
sold over $10 million. An increase in luxury homes wasn’t just restricted to houses, with the number of apartments priced 
above $3 million also hitting record highs. If you wanted to sell a luxury home, the last 12 months was certainly the time 
to do it, with enough buyer demand to assure that homes have sold. 

While the pandemic resulted in a rush of high end sales, it also resulted in an above average price lift. The price growth 
of the top one per cent of homes sold showed above average performance. While high end sales didn’t do particularly 
well in 2018 and 2019, this completely turned around by 2020. Over the past 12 months, the median price of the top 
one per cent of properties sold has increased by 10 per cent, easily outperforming the rest of the market. 

S TAT E  O F  T H E  S TAT E S 
L U X U R Y  E D I T I O N
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Where are the most luxury homes being sold? If by luxury, you mean the most expensive, it’s by far Sydney and more 
particularly in the North Shore suburb of Mosman. Every city, however, has different thresholds for how luxury can be 
defined. As a result, our list of most popular luxury suburbs also includes Toorak and Brighton in Melbourne, Dalkeith and 
Cottesloe in Perth, Torquay in regional Victoria and Hope Island on the Gold Coast. 

The outlook for luxury property remains positive despite the general slowdown in the market currently occurring. 
The most popular luxury suburbs are short on land and as a result, it’s going to continue to be difficult to secure a home 
within them. And despite inflation woes, there are still a lot of people making a lot of money who will be looking to buy 
beautiful properties.
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Sydney and regional New South Wales

Sydney contains some of the most expensive properties in the world and continued to hold this reputation through 
the pandemic. However, a big change that occurred over this time has been the increase in luxury apartment sales, 
as well as the rise of regional luxury. Right now, the most expensive suburb in Sydney is Darling Point. Although Point 
Piper is generally considered to be the most expensive, it didn’t record enough sales to quote a median. For units, 
Barangaroo continues to hold the top position while in regional New South Wales, Glenquarry in the Southern Highlands 
now has a median of $5 million. 
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While Darling Point is the most expensive suburb right now, Stanley Avenue in Mosman is the most expensive 
street with a median price of $33 million. Newcastle’s Bar Beach, however, has the most expensive street in regional 
New South Wales. Memorial Drive has a median of almost $7 million, quite a bit above Sproules Lane in Glenquarry. 

In terms of number of sales, Mosman, Vaucluse and Manly remain in strong demand but so too do Bar Beach, Bowral 
and Byron Bay. Topping the list for luxury sales is the apartment market in Manly. A total of 74 apartments have been 
sold for over $3 million in this suburb over the past 12 months. No surprises that Byron Bay tops the list for sales over 
$5 million given how quickly the median has risen over the past 12 months. 
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Melbourne and regional Victoria

No surprises that Toorak tops the list as the most expensive suburb in Melbourne. However, what is surprising is 
that Portsea and Flinders are now in the top five, driven by some particularly strong pandemic-driven price growth. 
While Toorak tops the list for houses, Deepdene and Beaumaris are the most expensive apartment markets. In regional 
Victoria, Fairhaven tops the list with a median of almost $2.5 million. This is followed by Lorne where the median is now 
close to $2 million. 
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The most expensive streets in Victoria are located in the most expensive suburbs, something that’s unusual when 
compared to other states. Hopetoun Road in Toorak is among the most expensive streets in Australia with a median of 
$13.6 million. Banool Road in Fairhaven is the most expensive regional street in the state with a median of $4.3 million. 

While Toorak tops the list as the most expensive suburb, over the past 12 months, the most luxury homes have sold in 
Brighton. In regional Victoria, Torquay has been home to the most $2 million plus sales, followed by Ocean Grove. 
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Brisbane, Gold Coast, Sunshine Coast and regional Queensland

The luxury market in Queensland is the most diverse in Australia. The Brisbane suburbs of Teneriffe, New Farm and Ascot 
contain some of the most expensive homes in the city and all have medians well over $2 million. This is a distinct change 
from less than two years ago when there were no $2 million plus suburbs in Brisbane. Outside South East Queensland, 
Castle Hill in Townsville is the most expensive suburb and a comparative luxury bargain to the rest of the country with 
a median of just $1.15 million. 
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While the Brisbane luxury market has been a strong performer, growth on the Sunshine Coast and Gold Coast has 
been much stronger. In both regions, the median price for a house is well over $1 million, and Sunshine Beach on the 
Sunshine Coast is now one of the most expensive regional locations in Australia with a median price of $3.5 million. 
Gold Coast’s most expensive suburb is now Mermaid Beach.
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While East Brisbane doesn’t feature as 
one of Brisbane’s most expensive suburbs, 
Laidlaw Parade tops the list as the most expensive 
street in Brisbane with a median of $6.3 million. 
This, however, seems almost like a bargain 
when you compare to the Sunshine Coast’s and 
Gold Coast’s most expensive. Minyama Island in 
Minyama on the Sunshine Coast has a median 
of $9.24 million, while Albatross Avenue in 
Mermaid Beach on the Gold Coast has a median 
of $10.625 million. In regional Queensland, 
Murphy Street in Port Douglas tops the list. 
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Over the past 12 months, the most $5 million plus houses in Queensland have been sold in Hope Island and Noosa Heads. 
In Brisbane, Hamilton tops the list for luxury home sales while outside of South East Queensland, Airlie Beach and 
Port Douglas dominate the luxury home market.
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Adelaide and regional South Australia

Less than two years ago, Adelaide had no $2 million median suburbs and it now has three. Medindie, Toorak Gardens 
and Unley Park have now hit that level, while Malvern should get there in the next couple of months. While houses are 
getting expensive, it’s not the same for units in Adelaide and houses in regional South Australia, with neither of them 
recording a $1 million median in any suburb. In regional South Australia, the most expensive suburb is Compton, an 
outlying suburb of Mount Gambier with a median of just over $700,000. 
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While Medindie is Adelaide’s most expensive suburb, it’s tightly held and it was Toorak Gardens that recorded the 
most luxury home sales over the past 12 months. Meanwhile, the Adelaide city centre is a relatively affordable location 
for units, but there’s a premium component to the market with 10 unit sales recorded over $1 million. In regional 
South Australia, beachside areas recorded the most high-end sales. Encounter Bay has a median price of just $550,000 
but recorded the most $1 million plus sales outside of Adelaide.

While Medindie is the most expensive suburb, the most expensive street is currently St Andrews Street in Walkerville 
with a median of $5.1 million. In regional South Australia, Heggerton Street in beachside McCracken tops the list with 
a median of $3.3 million. Outside of Heggerton Street, McCracken remains a more affordable suburb with a median of 
just $525,000.
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Perth and regional Western Australia

There are two things that have defined Perth’s property market over the past two years. The first has been the strongest 
rental growth in the country and the second has been particularly strong conditions in the luxury market. Peppermint Grove 
continues to be the most expensive suburb in the city with a median of $3.3 million, however Dalkeith may overtake it 
this year with its median currently sitting at $3.2 million. For apartments, Floreat now tops the list with a median of $1.1 
million while Eagle Bay, near Dunsborough, is regional Western Australia’s most expensive and one of Australia’s most 
expensive regional locations. 

30



31



32



Over the past 12 months, the most luxury sales over $3 million have taken place in Dalkeith while Floreat tops the list 
for the most units sold over $2 million. Not surprisingly, Dunsborough tops the list for luxury regional sales.

Topping the list for the most expensive street over the past three years has been Branksome Gardens in City Beach which 
has a median price of $6.4 million. Dunsborough dominates the most expensive regional streets with Geographe Bay 
having the highest median price, close to $2.9 million. 
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Hobart and Tasmania

House price rises in Tasmania have been meteoric over the past decade, shifting Hobart from one of Australia’s cheapest 
to one of its most expensive cities. For buyers of luxury property, this shift has also occurred, however, the prices for 
some of the state’s best suburbs remain a lot lower than bigger capital cities. Hobart is yet to achieve its first $2 million 
dollar suburb and in regional Tasmania, we’ve just seen Dolphin Sands in the south-east be the first to achieve a median 
over $1 million.

The most expensive suburb in Tasmania continues to be Battery Point. The median for houses currently sits at $1.6 
million for houses while some luxury apartment sales have pushed the unit median to $1.12 million. In regional Tasmania, 
Dolphin Sands tops the list but coming in close to a $1 million median is Kettering and Grindelwald.
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Over the past 12 months, the most luxury sales have taken place in Sandy Bay. In total, 18 houses over $3 million sold 
over this time while there were 16 apartments sold over $1 million. Outside of Hobart, Launceston topped the list with 
10 sales over $1 million. 

Topping the list of most expensive streets in Hobart is Dorans Road in Sandford, home to a number of big homes on 
big blocks with many of them having waterfront views. The median for this street is $3 million. Outside of Hobart, 
Glenmore Drive in Hadspen tops the list. Located close to Launceston, it also has many very big, beautiful homes on 
large blocks. 
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Canberra

Canberra has seen some of the strongest price growth in Australia over the past two years and the premium market has 
been a key contributor. Forrest has now become the city’s first $3 million plus median house price suburb, while O’Malley 
is close to achieving this. While houses continue to become very expensive, lots of building means that even the best 
apartments remain relatively affordable. The most expensive suburb for apartments is Isaacs with a median just shy of 
$1 million. 
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Over the past 12 months, Red Hill has topped the list for the most luxury house sales over $3 million. Apartment sales 
over $1 million have been far more numerous with Kingston recording 53 apartment sales at this price point. 

While Forrest is Canberra’s most expensive suburb, the most expensive street is in fact found in Campbell. Cobby Street 
has a median of $4.23 million and is followed by Jansz Crescent in Griffith at $4.2 million.
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Darwin and the Northern Territory

What would you consider to be Darwin’s most luxurious suburb? In terms of pricing, it does seem to be a pretty close 
competition between Bayview and Fanny Bay, both of which have median house prices above $1 million and median 
unit prices above $500,000. Outside of Darwin, the most expensive suburbs are quite a bit cheaper. Topping the list is 
Desert Springs, a suburb of Alice Springs, and Cossak, a suburb of Katherine. 

42



43



44



While Bayview is Darwin’s most expensive suburb, the most expensive street is in fact in an outer suburban area of the 
city where there are a lot of very big homes on big blocks. Phoebe Court in Knuckey Lagoon tops the list with a median 
of $1.52 million, followed by Surcingle Drive in Marlow Lagoon at $1.34 million. 

When we look at sales volume, the most $1 million plus houses have been sold in Virginia, followed by Fannie Bay. 
Very few high end apartment sales have taken place with Larrakeyah topping the list with just two $1 million plus sales.
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W H AT  I S  L U X U R Y 
A N Y W A Y ? 
When writing about luxury property, it’s always difficult to define exactly what a luxury property is. It’s partly subjective. 
A home can seem luxurious if you’re used to living in an apartment. For some people, it’s living in a premium suburb in 
what would be a fairly average home in a much cheaper suburb. If you look at pricing, a luxury home in Sydney could 
be five times the price of a luxury home in Adelaide. When selling homes, luxury is a popular term used in listings, 
particularly in suburbs where a lot of the homes are brand new. This month we take a look at a few measures of luxury. 

Median prices of suburbs are well documented and can give us what would generally be considered luxury suburbs. 
20 years ago, a home priced above $1 million was considered a luxury property but now won’t even get you an average 
priced home in places like Sydney, Canberra, Gold Coast and Sunshine Coast. 

There are also significant regional differences. You may get a bigger home elsewhere but water views and proximity 
to Sydney means that Vaucluse is priced at the ultra-premium end with a median price in excess of $8 million. One of 
Adelaide’s most expensive suburbs is Medindie, however its median price is a comparative bargain at $2.6 million. 

With these differences in luxury suburbs varied according to location, a more consistent way to define luxury is to 
perhaps look at the top five per cent most expensive suburbs to get a cut off point for a luxury suburb. This analysis 
is provided below. Based on this, a luxury home in Sydney would be priced above $4 million while in Melbourne that 
reduces to $2.5 million. 
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Another way would be to look at how luxury 
homes are described when they’re up for sale. 
Some of the suburbs that most frequently 
have the word “luxury” in their description are 
not priced within the luxury price thresholds 
outlined above. In Sydney, the suburb of 
Macquarie Park came up as most frequently 
having the word “luxury” in property listings. 
While there’s a lot of new development, it isn’t 
typically seen as a luxury suburb. This is also 
the case for Angle Vale in Adelaide and Baldivis 
in Perth. Meanwhile, some suburbs where we 
see the term “luxury” are considered higher 
end suburbs. These include Hawthorn East in 
Melbourne and Sandy Bay in Hobart. 

When looking at luxury listings, the word 
luxury isn’t often used but there are some 
consistent words - although there’s variation 
between capital cities. Not surprisingly, “large”, 
“open” and “space” come up a lot, all of which 
you’d hope for in a very expensive home. 

The preferred geographic characteristics differ 
according to the city. In Melbourne, “village” 
is used a lot, in Sydney it’s “harbour” and in 
Adelaide it’s “park”.
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L U X U R Y  R E T A I L I N G 
C O N T I N U E S  I T S  G R O W T H 
It’s been a busy few years for the luxury retail industry. Increased personal savings due to lockdowns have seen an 
increase in retail sales of luxury goods. This isn’t just an Australian phenomenon, with the S&P Global Luxury returns  
(The S&P Global Luxury Index is comprised of 80 of the largest publicly-traded companies engaged in the production 
or distribution of luxury goods or the provision of luxury services.) showing a 10 year high, which peaked in November 
2021. This represented a 40 per cent increase in returns compared to the 12 months prior, with annual increases over 
the past five years averaging 8.33 per cent. Post this period, changes in interest rates internationally during early 2022 
saw some volatility in results, with most recent indicators showing some decline in activity.

For Australia, high inflationary pressures together with rising interest rates have seen retail trade levels moderate for 
essential goods. Despite this, the strong labour market with record low unemployment has kept confidence up. As a 
result, we continue to see savings well ahead of pre-pandemic levels, which has supported an increase in credit card 
transaction activity during the first half of 2022. While we’ve seen some volatility in activity, the overall increased wealth 
creation - due to strong gains in housing over the past few years - has improved sentiment surrounding luxury spending.
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During a time where CBD retail has been under pressure, we’ve seen a strong commitment by luxury retailers to grow 
their brick-and-mortar footprint. While tenants were hampered by the lockdowns restricting non-essential shopping, and 
border closures cutting international tourism, some retailers took this time to improve their customer experience and 
in-store offerings. However, for some, plans were in place well before COVID-19 as activity in the luxury retail space 
slowly grew momentum, increasing returns year-on-year.

The redevelopment of 25 Martin Place (formerly MLC Centre) is one of the longer term projects which, upon completion, 
will include a hub for luxury fashion. Brands new to Australia, including Missoni and Brunello Cucinelli, will join Valentino 
and Dolce & Gabbana at this premier address. Despite the disruption along Castlereagh Street due to the Sydney Metro 
development, existing retailers including Bvlgari and Chanel welcome new retailers like Robert Dubuis, while Dior, Fendi 
and Hermes have all seen recent upgrades to their premises. Cartier’s new Oceania flagship store is expected to open 
up later this year at its George Street location, extending the luxury trail up King Street and down Castlereagh Street to 
Westfield with Gucci, Prada, Versace, Piaget boutique and many more.

Sydney isn’t the only market to benefit from upgrades to luxury strip retail, with Ralph Lauren announcing their first 
Western Australian offering and a new Melbourne CBD store due to open later this year. This adds to the luxury brands 
also calling major Australian cities home including Louis Vuitton, Hugo Boss, Tiffany and Burberry to name a few. 

During a time where retail vacancies have been pressured upward for Australian CBDs, the growing demand from these 
larger space users has been instrumental in improving vibrancy to our cities. These retailers attract customers from 
across the country, as well as internationally, seven days a week. They’re not reliant on the working population which has 
been slow to return post pandemic. High capital expenditure in their stores keeps the quality of assets high and dictates 
new benchmarks in achievable rents, improving the attractiveness of our cities both domestically and internationally  
for visitors.
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Ray White’s first auction house, ‘The Shed’ Crows Nest, Queensland.

A B O U T  R AY  W H I T E
Ray White is a fourth generation family owned and led business. It was established in 1902 in the small Queensland 

country town of Crows Nest, and has grown into Australasia’s most successful real estate business, with more than 

930 franchised offices across Australia, New Zealand, Indonesia and Hong Kong. 

Ray White today spans residential, commercial and rural property as well as marine and other specialist businesses.  

Now more than ever, the depth of experience and the breadth of Australasia’s largest real estate group brings unrivalled 

value to our customers. A group that has thrived through many periods of volatility, and one that will provide the 

strongest level of support to enable its customers make the best real estate decisions.
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R AY W H I T E  E C O N O M I C S  T E A M

N E R I D A  C O N I S B E E 
C H I E F  E C O N O M I S T

V A N E S S A  R A D E R 
H E A D  O F  C O M M E R C I A L 

R E S E A R C H

J O R D A N  T O R M E Y 
D A T A  A N A LY S T

W I L L I A M  C L A R K 
D A T A  A N A LY S T

B I A N C A  D E N H A M 
N A T I O N A L  D I R E C T O R 

O F  S P E C I A L  P R O G R A M S  
R A Y  W H I T E  G R O U P
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