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There was some trepidation among our members as they 
returned to work after the holidays. What would be in 
store for them? It’s understandable that the intensity of 
negative media commentary over the holidays seeded an 
expectation that things would be challenging.

But the feedback over the past six weeks is that market 
activity, especially buyer interest, is stronger than when 
we broke for holidays - significantly stronger in some 
markets. This activity reminds us that buyers can often 
move together in new directions, influenced by each 
other’s movements rather than by instruction.

Higher levels of buyer activity were witnessed in our 
auction bidder numbers. In November we averaged 2.2 
active bidders and 3.6 registered bidders per auction, 
which increased in January, and so far in February we’re 
averaging 2.8 active bidders and 4.9 registered bidders. 
Every January for more than 30 years, Ray White Surfers 
Paradise hosts The Event on the Gold Coast where over 
100 properties are auctioned in one day. This year’s 
Event was again another great success, with hundreds 
of people attending, and very strong bidding from local, 
interstate and international buyers at levels ensuring 
sensational results.

However, this increased buyer activity hasn’t yet resulted 
in success on the ‘scoreboard’. 

January is a tricky month to judge sales activity overall, 
but in our first month of 2023, we wrote a total of $2.9 
billion in unconditional sales across Australia, down 23 
per cent per cent on the year prior.

The rise in buyer traffic has contrasted with a decline 
in new listings. Sales volumes were curtailed by less 
property coming to market. In December 2022 we listed 

3,441 properties (down 22 per cent on December 2021) 
and in January 2023 we listed 4,945 properties (down 
eight per cent on January 2022).

Over the years and through many cycles, we’ve often 
seen strong buyer activity lead to more listings and then 
to a general upswing in overall activity. The evidence of 
strong activity creates confidence to come to market. 
While the evidence of strong bidding is clear, many 
potential vendors seem to remain reluctant to come to 
market and take advantage of the lack of competition.

There are many contrasting factors at play at the beginning 
of this year that will influence market activity. The Reserve 
Bank of Australia (RBA) has been very clear on its intention 
to raise interest rates further. We have a state election in 
New South Wales. However, we expect more migration, 
and tourism and investment from China given the lifting 
of restrictions, and alternative investments outside of real 
estate that offer strong and stable financial returns are 
hard to find. 

Our economics, technology and data teams combine 
and analyse the data collected by more than 11,000 
members across Australia and New Zealand. We’re in a 
unique position to listen closely to what’s happening in 
the market and report on it to our customers to ensure 
they make the best real estate decisions in 2023. 

We look forward to sharing our insights with you 
throughout 2023. Our local Ray White members would 
be delighted to discuss this edition of Ray White Now 
with you further.

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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It’s been a slow 12 months for property with the market 
seemingly stuck. Prices have come back but there’s a 
shortage of properties for sale. Theoretically there are 
bargains to be found, but they’re difficult to find. The 
number of properties listed for sale in capital cities over 
the three months to January 2023 were down 42 per cent 
compared to the same time the year before. 

While this is the case, it does appear that the worst of 
the downturn is now over. Prices have now stabilised 
in smaller cities such as Brisbane and Perth, while 
Melbourne and Sydney appear close to the bottom of 
the market. Meanwhile, we may see one more interest 
rate rise however this is likely to be the last. Inflation has 
now almost certainly peaked and the economy is finally 
showing signs of slowing. The downturn may not be over 
but the worst of it is. 

This month we take a look at the suburbs in Australia 
which are defying the downturn. Property markets are 

complicated and although interest rates are one factor 
that drive pricing, it’s not the only one. The suburbs where 
prices continue to grow are generally more affordable and 
are driven by population growth or localised economic 
growth. In contrast the suburbs seeing the largest declines 
are those that saw the biggest jumps during the pandemic 
and are also the most expensive. Interestingly, they’re 
also the areas that see the largest increases long term. 

The office sector is one that’s seen considerable change 
over the last three years and vacancy rates have risen as 
more people work from home. Nevertheless, there are 
some areas that are still seeing strong demand and these 
suburban locations may surprise you. 

We hope you enjoy this month’s Ray White Now.

Nerida Conisbee 
Chief Economist 
Ray White Group 

T H I S  M O N T H  I N 
R AY  W H I T E  N O W
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T H E  P A R T S  O F  A U S T R A L I A  T H A T  A R E 
D E F Y I N G  T H E  D O W N T U R N  ( A N D  W H Y )
Capital city house prices are now down 6.1 per cent from their peak in March 2022. While we may not be at the end of 
declines, the rate of decline is clearly slowing. With interest rates still expected to rise, it’s likely that greater certainty 
around the inflation peak is a driver. 

House prices move closely with interest rates but they don’t move exactly. House prices began declining in March 2022 
even though rates didn’t start increasing until May 2022. Once it became apparent to buyers that the days of ultra low 
interest rates were over, price expectations were adjusted downwards. It’s likely that house prices will start to stabilise 
before the cash rate peaks. 

Some markets are also less sensitive to interest rates. Sydney, Melbourne and Canberra are our most expensive cities 
and as a result are far more sensitive to the cost of debt. Sydney house prices have now fallen by 10.8 per cent from 
their peak in February 2022. Compare that with Adelaide where the median is half that of Sydney - prices are down 
only 1.8 per cent from peak. Resource capitals Perth and Darwin have seen similarly small declines.

At a small area level, the difference between what’s happening is even more stark. The capital city areas still recording 
year on year increases are all relatively affordable suburbs in Brisbane and Adelaide. Both of these cities recorded net 
interstate migration during the pandemic. Most people that moved during this time initially rented and a shift from 
renter to buyer is likely to be in part driving price growth. At a regional level, the areas seeing growth tend to be more 
affordable holiday destinations, as well as towns that are benefitting from strong agricultural and mining conditions.

Nerida Conisbee 
Chief Economist 
Ray White Group
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The capital city areas seeing the largest declines at the moment are very expensive suburbs in Sydney. These areas 
saw very large jumps in pricing during the pandemic and are also the areas that, long term, are the strongest growth 
suburbs. You may not be able to find a bargain in North Sydney and Mosman but it’s likely that right now pricing is 
the best you’ll ever see. The regional areas seeing the largest declines are also areas that saw very big jumps in pricing 
during the pandemic. The shift away from holiday home demand, as we outlined in Ray White Now in December, is 
now clearly showing up in pricing. 
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T O P  1 0  P E R F O R M I N G 
O F F I C E  M A R K E T S 
The Property Council of Australia’s office market report has recently been released 
highlighting the changing profile of the central business district (CBD) and non-CBD 
office markets in Australia. In the post COVID-19 economy, we’ve seen a number 
of office locations unable to rebound with staff continuing to work from home, 
which has changed the landscape for new take up of stock and movements across 
the region. 

Our largest office markets, being Sydney and Melbourne CBD, continue to 
record negative net absorption as more businesses leave or reduce their space 
requirements, which has resulted in increases in vacancy to 11.3 per cent and 
13.8 per cent respectively. Meanwhile, those markets that weren’t hampered with 
the same level of lockdown, such as Brisbane and Perth CBD, continue to see 
positive take up and have improved their occupancy. The greater trend, however, 
has been the move out of CBDs into growing employment nodes which have 
followed population; markets such as West Perth, Brisbane Fringe, Sunshine Coast 
and Gold Coast all outperformed with high rates of demand to occupy space.

Vanessa Rader 
Head of Research 
Ray White Group 
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1.	 West Perth

The largest suburban office precinct in Western Australia, 
this market has had a hard few years given the high 
vacancy rates of Perth CBD. Competition from the CBD 
in terms of quality and price driven by high incentives has 
seen West Perth vacancies at a prolonged high. However, 
we’ve seen vacancies fall now over the last three years as 
the attractiveness of this market grows, given its parking 
and affordability compared to the improving Perth CBD 
market. This market has recorded 21,738sqm of take up 
over the last year which is the third highest in the country 
behind Brisbane CBD and Brisbane Fringe. This is an 
outstanding result given its market size of approximately 
411,000sqm.

2.	 Brisbane Fringe

The high population growth in Queensland has had a 
positive impact on the office market across the state. 
Brisbane Fringe recorded the second highest net 
absorption of all Australian office markets of 63,625sqm, 
however, this is the largest non-CBD office market in the 
country with over 1.3 million sqm of stock. Improvements 
in this location are indicative of a changing appetite for 
locations which can offer parking and affordable, quality 
accommodation options.

3. 	 Brisbane CBD

Brisbane is the fourth largest CBD in the country and 
has attracted the greatest level of take up over the last 
12 months. Vacancies currently sit at 12.9 per cent 
in a market that’s averaged 14.3 per cent over the last 
10 years. Improvements in employment demand in the 
city, borne out of a growing population, has resulted in 
the need for new and expanding businesses to absorb 
existing stock.

4.	 Darwin CBD

Darwin CBD is the smallest CBD market in Australia. 
With only 226,514sqm of stock, this market is subject 
to many fluctuations in results. Vacancies sat at 19.7 per 
cent two years ago, while current results of 14.3 per cent 
highlights an improvement in local demand.

5.	 Sunshine Coast

The coastal Queensland markets have been high 
performers over the last couple of years, benefitting from 
population growth and increased new business starts. The 
office market is still emerging with a number of newer, 
quality offerings, which are eagerly sought after, resulting 
in strong levels of take up. Vacancy for the Sunshine 
Coast sits at just four per cent, the lowest rate recorded 
since the start of data collection in 2008.

6.	 Gold Coast

The Gold Coast is another strong performer capitalising 
on population and new business growth. This market 
is approximately 454,000sqm in size and has achieved 
nearly 12,500sqm of take up over the last year. Demand 
continues to increase, particularly for A-grade assets, 
however, there has been little new stock added over the 
last few years resulting in vacancies falling to a 16 year 
low of six per cent.

7.	 Parramatta

As Sydney’s largest non-CBD market, this precinct 
continues to grow. High quality, A-grade assets continue 
to be added to the market, as total stock approaches 
one million sqm. The geographic advantage of being in 
the centre of Sydney, and access to transport coupled 
with modern accommodation options has made this 
an attractive option for many larger tenants; notably 
business, finance, and insurance occupiers. While this 
market has been hampered by COVID-19, with tenants 
reducing their footprint amidst a strong supply pipeline, 
this market remains the most active in Sydney, recording 
more than 20,000sqm of absorption.

8.	 Newcastle

Newcastle is another coastal location showing quality 
results. Population movements out of Sydney to regional 
areas have benefited this location. Affordability and new 
business starts are aiding the improvement of this small 
office market.

9.	 Perth CBD

The second most active CBD in Australia, Perth has 
benefitted from limited lockdowns and is not facing the 
same work from home mentality of the eastern states. 
This has kept the CBD vibrant and office markets growing 
in occupancy. Mining, engineering and construction 
continue to grow their footprint, however, professional 
services (such as finance) have increased their holdings, 
capitalising on the incentives on offer after a period of 
prolonged high vacancies. 

10.	 Wollongong

Population movements continue to benefit this location, 
which is the smallest of the New South Wales office 
markets. With new supply added over the last year, 
Wollongong has done well to keep absorption positive in 
the face of high vacancy. This market has historically had 
difficulty in attracting larger, national businesses. Local 
demand is the major space user, which may see current 
stock levels slow to be absorbed.
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Many of us have taken a well-deserved break over the 
summer. Whether travelling overseas, domestically or 
simply enjoying taking it easy at home - as 2022 was a 
year of ups and downs - it felt as if a collective recharge 
was very much needed.

As we start the new year, our appraisal and listing trends 
are following the typical seasonal incline, heading through 
into late summer. Currently, our new listing numbers are 
around 10 per cent lower than this time last year, but 
almost in line with where they sat at the same time in 
2021. Our appraisal numbers are 10 per cent up on this 
time last year, which is an indicator that more new listings 
may come to the market.

February through to the Easter break is usually the 
second biggest selling season of the calendar year. Why 
this period is so busy probably has to do with many 
buyers and sellers resuming their plans around moving 
on to their next chapter, which may have started in late 
2022 but didn’t quite come together. Similar to the 

summer break, the Easter holidays see a lot of Australians 
taking time out and this tends to act like a deadline to 
decision-making. Some sellers have a perception that 
selling in spring and autumn can be advantageous due to 
weather and gardening conditions but in reality, there’s 
no ‘wrong’ time to buy or sell property. The factors that 
trigger buying or selling a home typically have nothing 
to do with seasons but are driven by much larger factors 
such as changes in work or family dynamics.

While interest rate rises will no doubt continue to 
restrict some buyers’ borrowing capacity, there are still 
a few factors putting pressure on housing availability. 
We’re seeing more migration and international students 
returning to Australia. Add this to fewer new-builds due to 
supply chain issues with building materials, we’ll continue 
to have housing supply issues. While prices may have 
stabilised and in some cases, declined in certain markets, 
there are still plenty of buyers in the market hoping to 
realise their property goals.

W H Y S E L L N O W ?

Bianca Denham 
Head of Performance and Recognition 
Ray White Group
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C A S H  R AT E  C L I M B S  A G A I N  B U T  T H E R E  
I S  G O O D  N E W S  F O R  B U Y E R S

In its first meeting of 2023, the RBA raised the cash rate for the ninth consecutive time. It increased from 3.1 per cent to 
3.35 per cent as the bank continues to attempt to ease rising inflation. While this can impact borrowing power of prospective 
home buyers, the positive news for anyone looking to purchase is that home prices have continued to decline throughout 
the country. According to data from Neoval, capital city house prices are now down 6.1 per cent from their peak in March 
2022. A decline was seen in all capital cities. From their respective peaks in 2022, the decline in prices were: 

Andrew Thompson 
National Director 
Loan Market

Demand has also dropped. Sales in the capital cities are estimated to be 29.4 per cent lower than the same period in 2022 
and 11.5 per cent below the five-year average. This means less competition and the potential to negotiate on price.
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The information provided on this site is on the understanding that it is for illustrative and discussion purposes only. Whilst all care and attention is taken in its 
preparation any party seeking to rely on its content or otherwise should make their own enquiries and research to ensure its relevance to your specific personal 
and business requirements and circumstances. Terms, conditions, fees and charges may apply. Normal lending criteria apply. Rates subject to change. Approved 
applicants only.

The good news for investors

With house prices coming down throughout the country, it could be a good time to purchase. On top of this, rents have 
jumped by 17.6 per cent for units and 14.6 per cent for houses over the last year, according to Domain. At the same time, 
the number of rental properties that are vacant is at an all-time low. This presents an opportunity for investors who may be 
able to find more positive yields.

What does it mean for refinancing?

If the value of your home has decreased, it will impact your equity. However, if you’ve continued to pay down your principal, 
this impact will be mitigated. On top of that, while housing values have declined over the last year, they’ve not yet surpassed 
the boom in values during the pandemic, which peaked in March last year. According to Proptrack data, prices nationally are 
still 28.5 per cent above their pre-pandemic levels. This means the amount your equity will have been impacted will depend 
on when you purchased the property. If it was pre-pandemic, your home is likely to still be worth more today than when you 
bought it. Regardless, if your interest rate has increased and you haven’t refinanced in the last year, reach out to your Loan 
Market broker to see if you could be on a better loan.
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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

Nerida Conisbee 
Chief Economist

Vanessa Rader 
Head of Research

Jordan Tormey 
Data Analyst

William Clark 
Data Analyst
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