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According to leading economists SGS, 

Looking ahead, each city faces several chal-
lenges to ensure the ongoing prosperity 

of their residents through long-term and 
sustained economic growth. Some of these 
challenges are common to all cities (e.g. ef-
ficient provision of infrastructure, attraction 
of skilled workers, industry development 
and ensuring liveability), however others are 
unique to certain cities due to city-specific 
economic structures and factors.

In this report, we will take a closer look at the 
performance of the individual capital cities of 
Adelaide, Canberra and Hobart. In addition to 
this, we will re-examine the performance of 
regional markets; Gold Coast and Sunshine 
Coast, based on the Statistical Area 4. 

Over the course of the last 30 years, Australia has seen a divergence away from the tradi-
tional income generators or contributors to overall Gross Domestic Product (GDP). Historically, 
certain areas had specialisations in particular industries; for example, agriculture and mining in 
regional areas, manufacturing in the suburbs and knowledge-intensive services in the central 
business districts (CBDs) of our major capital cities. These competitive advantages have been 
reflected in the various economic performances of the major cities and is shown in the table 
below.

EXECUTIVE 
SUMMARY
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Since the early 90’s, Adelaide has faced several structural challenges such as; the decline 
of the manufacturing sector, an ageing population as well as a shallow pool of export ori-
ented knowledge services have contributed to GDP outputs below the national 
average.
More recently, the continual decline of the manufacturing sector has further weakened 
employment conditions and there has only small gains in GDP growth in other industries. 
The combined effect has lead to a steady decline in the working age population as resi-
dents leave the city in search of greater employment prospects. Evidence of this is seen 
in the net migration outflows over the period; particularly in the 20-44-year age bracket.

The performance of the Adelaide economy has typically exhibited a series of small 
“booms” and “busts” in comparison to the economies of Sydney and Melbourne.
Looking at the graph below, Adelaide achieved almost half the national average GDP 
growth over the past 5 years; apart from 2014-15. below the national average. In 2016-
17, the GDP of Adelaide grew by 0.9 per cent compared to an overall GDP growth rate of 
2.2 per cent in South Australia and 2.0 per cent across Australia.

adelaide



7

Source: ABS Cat No. 3412.0, Meridian Australia
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At the same time, there has been an increase in the retired age population, placing further strain 
on the economy as the pool of skilled labour shrinks. Evidence of this is seen in the participation 
rate which trended downwards from 65% to 63% between 2011-17. Over the same period, this 
figure consistently trended over 2% lower than the national average. 
On review of Chain Volume Measures, it is observed that Adelaide’s economic growth is attribut-
able to 2 main industries: Health Care and Social Assistance  Wholesale Trade.
In the year to June 2017, these figures contributed 0.6% and 0.4% to GDP growth respectively.
Conversely, Construction experienced a substantial decline of -0.6% over the same period.
According to SGS economics, Health Care is now the largest industry in Adelaide, accounting for 
10.5 per cent of the city’s GDP in 2016-17. Due to Adelaide’s ageing population, this sector has 
become increasing  important in recent years and is expected to continue to grow over the next 
five years.
Presently, the SA government is undergoing a period of challenging economic conditions with de-
cline of the manufacturing sector as well as the completion of several key infrastructure projects.
As the SA economy transitions away from its reliance on the manufacturing industry, much of 
the SA government’s budget has been dedicated to addressing the needs of an ageing population 
whilst also investing in the dollar exposed industries such as education and tourism. 
Much of these efforts are tied into several key infrastructure projects with funding predominate-
ly focussed on improving road and public transport, as well as hospitals and education facilities.

Whilst there has been substantial investment undertaken by the SA govt in attempt to boost 
economic growth, weak economic conditions will continue to drive the exodus of skilled labour to 
areas with greater employment opportunities.
With the unemployment rate for Adelaide dropping to 6.6% as at June 2018; the lowest level
since 2015 (6.6%), Adelaide is well above the Australian Average.
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adelaide

Source: BIS Oxford Economics, Meridian Australia
Whilst there has been a small uptick in irst ome buyer ctivity, pgrader/ ownsizer activity over 
2017/18 declined by up to 10%.This is reflected in recent price growth figures which show a relatively 
flat performance in the 3 months to September 2018.
Dwelling values in Adelaide increased by 0.2% over the three months to September 2018 and they are 
1.8% higher over the past year. Adelaide house values were 1.8% higher over the past year while unit 
values were 1.7% higher.

The Property Market and Yield.
In the 5 years to June 2018, Median house prices grew by an average of 3.8% annum. Over the 
period, the market   high investor activity, attracted by a relative affordability advantage 
over Sydney and Melbourne as well as strong yields.
Since 2013, the affordability measure for Adelaide has been trending around 21%. Over the same 
period, the affordability rate for Sydney and Melbourne increased from 26% and 34% to a peak of 38% 
and 35% respectively. At the same time, yields have remained buoyant over the period, consistently 
trending around 5% for unit and around 3.8-4% for houses.
Since 2013 4, dwelling completions have coming online , eroding the stock deficiency. 
More recently, the combination of APRA interventions and the tightening of credit has resulted in a 
sub-stantial retreat of investors in the Adelaide housing market.
Despite a relative affordability advantage and strong yields  weak economic conditions have placed 
downward pressure on price growth. This has been further compounded by the looming oversupply of 
dwellings in the pipeline. 



10

Comments from the Panel:

BIS Oxford Economics: 
“The collapse of mining and heavy industry investments has led to the cancellation and postponement 
of several mining projects in the pipeline. A number of major public engineering construction projects 
have also recently come to completion while closures in the automotive manufacturing sector is still to 
play through with jobs likely to be lost as well to other associated businesses.”
“Easing population growth has weighed on underlying demand which saw the vacancy rate in Adelaide 
remain above the 3% balanced rate through the three years to 2016/17. With price growth also antici-
pated to be weak and access to investor finance tightening, investor demand is likely to decline further”
SGS Economics:
“Slow economic and population growth will continue to influence house and units (sic- * prices).”
Tim Fisher
Employment and Economics Cycles- “Propped up by Federal spending; little source of endogenous 
growth”

Summary
Presently, the SA government is undergoing a period of challenging economic conditions with 
decline of the manufacturing sector as well as the completion of several key infrastructure 
projects such as  the Noarlunga Line Electrification, the South Road Super-way and the 
Southern Expressway Duplication.
Whilst the budgeted infrastructure spending on new projects gives cause for optimism, these 
projects are not of similar scale to what has recently completed. 
As such, it is anticipated that the current population growth trends will continue, with high mi-
gration outflows and muted net population growth expected.
In the absence of any game changing announcements, the economic outlook remains weak.
Subsequently, it is anticipated that dwelling completions will continue to outpace underlying 
demand, resulting in an excess in residential housing stock remaining through to June 2020.
This will likely have a detrimental impact on vacancy rates and rental growth as competition 
increases for tenants and landlords discount asking rents.
The impact of this will likely be felt on the unit market; particularly in areas closer to the CBD 
where there is an abundance of high rise, multi dwelling unit stock.
According to BIS Oxford Economics:
“Overall, Adelaide’s median house price is forecast to grow by 12% over the forecast period to reach 
$555,000 by June 2021, which will be a similar rate of price growth (4% pa on average) to that seen in 
recent years.”
“The oversupply in the unit sector and softer demand for this type of dwelling will restrain price 
growth in this sector. The median unit price is forecast to show a modest cumulative 6% increase over 
the forecast period to reach $400,000 at June 2021”





Hobart’s economy has experienced exponential GDP growth over the last year and out-
performing all other capitals. With a substantial affordability advantage over other capital 
cities, there has an increase in both interstate and local house sales activity.
Over the same period, tourist visitor numbers have increased and investment in the 
Health Care sector ha  also contributed to GDP growth.

Infrastructure
Over the 2018-19 udget and orward stimates period, the Government will invest $2.6 
billion in vital community infrastructure projects.  The record investment of $2.6 billion in 
infrastructure, over a four-year period, is significant and above long-term historical infra-
structure investment levels.
Much of this spending is targeted at population serving industries with little in the way 
of new, and large scale projects which will continue to support growth in the working age 
population as well as reduce the number of departures of workers heading for the main-
land in search of greater employment opportunities.

hobart

12
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Source: Tasmanian Department of Treasury- Budget Paper no 2.

Economic Growth
Over the last 12 months, Hobart has experienced a sharp increase in GDP growth, 
realising 7.6 percent over the period. The rapid ascension in growth can be attributed to 
a range of factors including; increasing volumes of tourist numbers, population growth 
a rising house prices.
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Outside of the housing market, hain olume measures indicate a strong performance in 
service industries such as Health Care, Information Media and Telecommunications   
the Financial and Insurance sector. Over the period, each industry contributed 5.6%, 2.0% 
and 1.5% respectively.
With a higher proportion of employees in service industries, the Hobart economy is less 
vulnerable to changing market conditions than other regional areas.
Despite this, any detrimental changes in the value Australian Dollar may result in a decline 
in overseas visitors and overseas student numbers. Similarly, factors such as; declining 
housing prices in Sydney and Melbourne, the threat of rising interest rates and low wage 
growth all pose substantial risks to domestic household consumption. In turn, these 
factors could lead to a downturn in tourist numbers from the mainland as households 
tighten the belt on spending.
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hobart
Population Growth
With a relative affordability advantage over other capital cities, population growth has 
been strong. 
Historically, Hobart population growth has been more prominent in the retirees age 
bracket however, more recently, there has been a noticeable uptick in the working age 
population. 
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This trend is likely linked with growth in population serving jobs which is evidenced by 
the improvement in the participation rate which rose to 63.9 per cent as of June 2018. At 
the same time, the unemployment rate has been trend-ing downwards, reaching 8.0 
percent in January 2018.
Whilst these figures would indicate a strengthening labour market, they still remain well 
below the Australian average.

According to the Real Estate Institute of Tasmania President Tony Collidge  
“Tasmania continues to be a desirable destination to visit, study, and live. Hobart remains the 
cheapest Capital City in Australia to reside with our median price almost a third of house prices 
in Sydney, half of Melbourne, and $80,000 - $100,000 less than Adelaide, Brisbane and Perth”
Between June 2017 and June 2018, residential property prices in Hobart have risen by 
15.5 per cent, compared to an increase of 2.3 per cent in Melbourne and a drop of -3.9 per 
cent in Sydney.
The affordability of regional areas  such as Hobart ha  been 
attracting attention f  people looking to relocate and invest. 
With a substantially lower median dwelling value than the mainland states and attractive 
rental yields, the Hobart market offers a lower entry point into the property market for 
investors and other segments of the market such as retirees/ downsizers.
At the same time, low levels of construction since 2013 has seen vacancy rates tighten 
from 3% to 0.3% at October 2018. This would suggest a shortage of rental accommoda-
tion.
As at November 2018, rental yields in Hobart were approximately 6.2% for units and 4.5% 
for houses1 

  1SQM research
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Subsequently, there has been a noticeable ncrease in activity from both interstate as 
well as intrastate buyers however; there are signs that investor growth is beginning to 
cool.
Being a relatively small market, sudden increases in dwelling values is shown to quickly 
erode affordability. This tend  to have a stronger impact on the local owner occupier mar-
ket. 
On review of the graph , the affordability measure is observed to deteriorate from 
18.4% in June 2015 to 22.8% as at June 2018.
According to figures released by the  for the 
September quarter, nvestor activity in Tasmania has slowed (by 1%) recording 390 house 
sales at a median price of $295,000. 
Interstate buyer numbers were 19.8% down on the previous quarter with 384 purchases 
over the quarter at a median price of $333,500. Hobart sales peaked in the 2017 Decem-
ber quarter with 610 house sales compared to only 499 in the September quarter.
As supply levels increase and new stock begins to come onto the market, it is expected 
that these figures will soften slightly as the stock is gradually absorbed. 

hobart

Source: BIS Oxford Economics



Summary

Recently, heavy investment into population serving services and infrastructure has been 
linked with an improvement in the participation rate. At the same time, the lower Austra-
lian dollar has supported growth in the Tourism, Mining and Agriculture sectors.
Should the value of the Australian support a lower exchange rate it is likely that 
the dollar exposed industries will continue to serve as a strong contributor to GDP 
growth over the next few years.
Looking ahead, it is anticipated that these fields will continue to be strong contributors 
to G  and with substantial investment planned for these fields, this will im-prove 
retention of skilled labour. 
Strong economic conditions will continue to encourage population growth and therefore, 
underlying demand  owever, dwelling commencements and completions are expected 
to catch up and curtail capital growth.

Comments from the Panel:

SGS Economics:
“The challenge facing the city is to ensure house price growth does not adversely affect affordability and 
retain enough skilled labour to maintain growth in the long term.” 
“Hobart is booming! The Hobart economy has experienced very high GDP growth in 2016-17 of 7.6 per 
cent. rowth across a range of industries, with Health Care being a key driver. It is a 
small economy so it doesn’t take much to boost activity”

BIS Oxford Economics:
“We expect completions to rise through 2018/19. However strong underlying demand will mean there re-
mains an undersupply in the market. We expect demand to taper off through 2020 and beyond, eroding the 
level of oversupply. Median house prices in Hobart are on track to grow 14.2% to $485,000 in the year to 
June 2018, buoyed by the strengthening population growth. 
We expect price growth to begin slowing in the following years as economic growth and migration slows. 
As affordability in Hobart becomes more strained, population movement is likely to opt for other places in 
Tasmania. Median house prices are forecast to grow around 5% over 2018/19, before slowing to 2% and 1% 
in 2019/20 and 2020/21 taking the median to $525,000 at June 2021”

BCI Economics:
“Recent price movements have eroded previous advantage. Noted that there are differences between the 
CBD and the fringes”
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The Gold Coast Economy is a strong contributor to the QLD economy. Historically, the 
local economy has been underpinned by the tourism and construction sectors. With 
few other economic drivers, the property market has experienced punctuated growth, 
with short periods of “boom” and “busts” as opposed to sustained growth.
With an abundance of pristine beaches and lifestyle amenity, the Gold Coast residen-
tial property market has commanded a higher premium than that of Brisbane however 
in the absence of a diverse employment base, price growth is heavily influenced by the 
value of the Australian dollar and Tourism.
More recently, the region has begun to diversify into other sectors hich has seen 
growth in knowledge-based sectors such as ofessional ervices and Health. As 
these sectors continue to expand, the reliance on the Tourism Industry is reduced.
Economic Growth
In the year to June 2017, the Gold Coast conomy grew by 1.7%, representing a sub-
stantial improvement on the prior 2 years.

gold coast

This begs the question: What has lead to the sudden surge in growth?
Looking at Chain Volumes Measures for contribution to GDP by industry provides offers 
some insight into this.

20
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On review of the table above, it is observed that economic growth in 2015-16  
primarily riven by the Health Care industry; with strong gains also noted in 
Professional, Scientific and Technical Services  Financial and Insurance 
Industr .
Over the period, these industries contributed 0.5%, 0.1% and 0.2% growth respective-
ly. These industries were observed to be high contributors in the last 3 years.
Whilst there have been noticeable gains in these industries over the last 2 years, 
other industries have not fared as well.
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Most notably, the construction sector has experienced a sharp contraction from 2011 2 to 201 16.
The rise and fall of the construction sector construction/ completion of major
infrastructure projects such as the light rail as well as venues associated with the Commonwealth
Games.
Following the downturn in the construction activity since its peak in 2015, Tourism and the associated 
supportive industries have continued to serve as a major economic driver for the region. 

The Property Market and Yield
In years leading up to the Commonwealth ames, key infrastructure projects saw a pickup in con-
struction activity  resulting in strong GDP growth in 2013-14. 
The upturn in the market  and prevailing low interest rates over 2015 and 2016 saw a sharp rise in 
dwelling completions. However, over the same period, underlying demand improved markedly, and 
the persistent undersupply expanded further. This is reflected in the vacancy rate  which is observed 
to trend downward from previous highs of 3% + to below 2% in July 2015.
The improvement in economic conditions was also reflected in roperty price  over the period  
with edian ouse prices increasing from $470,000 2012  to $551,000 015 .
More recently, favourable economic conditions have seen growth in tourism numbers as well as 
population  median house price on the Gold Coast grew an average of 7.8% per annum 
over the two years to June 2017. However, a strong uptick in supply through 2015/16 and 2016/17, 
coupled with softening demand saw slower growth of 1.6% in the year to June 2018. 
With a strong supply pipeline also in the unit market, the median unit price has fallen by 2.4% to 
$415,000 in the year to June 2018.
Based on figures obtained from BIS Oxford Economics, we expect completions to peak at around 
7,400 in 2018 significantly reducing the dwelling deficit. Despite this, the vacancy rate remains tight 
at 1.5% as at October 2018. At the same time, yields re-main strong at 5.3% for units and 4.5% for 
houses.
Summary
According to SGSEP: 

Whilst the above figures are impressive, the history tells us that the performance of this Industry is 
heavily linked with the value of the Australian Dollar and the economic conditions of the day. Con-
sequently, the performance of this industry is known to show volatility with any fluctuation in the 
exchange rate.



GOLD COAST

Comments from the Panel:

BIS Oxford Economics- 
“Employment levels are relatively strong however, there is potential for a post Commonwealth Games “let down”
“The rental market is healthy however; high body corporate rates have the potential to drive down net yields”
BCI economics:
Infrastructure Spending: 
“Aftershock of afterglow? h much funds spent towards the development of venues for the Commonwealth Games, it 
remains to be seen if these projects will sustain economic activity beyond the games
SGSEP
 “The tourism industry presents many opportunities for the Gold Coast, and will continue to be an important contributor 
to the local economy. The lower value of the Australian dollar in recent years has made Australia a more affordable and 
attractive destination for international travellers”
Professor Tim Fisher
Employment and Economic Cycles
“Commonwealth Games will be good short-term. Longer-term prospects are tied to Brisbane, tourism and retirement”

With a lull in major construction activity following the conclusion of the Commonwealth Games, the 
Gold Coast needs to invest in diversification of industry to promote sustained economic growth and 
discourage migration outflows.
Early signs show that a transition towards the knowledge-based industries such as; Health Care and 

rofessional ervices are already occurring however the question remains; s enough being done to 
promote growth in these fields?
With above average population gains expected to bolster underlying demand for dwellings, the chal-
lenge will be to provide infrastructure to support ealth, ducation and menity which will be condu-
cive to job growth and away from the reliance on dollar exposed industries.
Looking at the property market, dwelling completions are on track to peak in 2018, which will signifi-
cantly reduce the stock deficiency and further ease pressure on prices. Subsequently, ouse price 
growth is expected to remain moderate in the next three years, averaging 2% per annum and taking 
the median house price to $690,000 by June 2021. With a stronger increase in unit completions, unit 
price growth is forecast to be slower, at around 0.8% per annum and taking the median to $425,000 

June 2021.
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Historically, the performance of the Sunshine Coast Economy has echoed that of the Gold 
Coast; with a strong reliance on the construction and tourism sectors as economic driv-
ers.
With few other economic drivers, hous ha  been observed to experience 
punctuated growth, with short periods of “booms” and “busts”, emulating similar trends 
to the Gold Coast market.
In previous cycles, price growth in the market has been closely aligned with interstate mi-
gration and the subsequent impact on demand. Typically, movements in price have been 
associated with interest from retirees/ downsizers originating from interstate.
Evidence of this is seen in the table below which shows a strong proportion of persons 
aged 46 and above (compared to Greater Brisbane.)

SUNSHINE coast

With a higher concentration of the population aged between 45-65+, the employment 
pool is significantly smaller than that of Greater Brisbane and the participation rate is 
much lower than the Australian average. 
As at July 2018, the participation rate (the percentage of people who are actively em-
ployer or actively looking for work) was measure at 61.6 percent, compared to the 
nation’s average of 65.2 percent.
The unemployment rate for the Sunshine Coast is equally variable. As at July 2018, the 
unemployment rate spiked to 8 percent; more than 2 percent higher than the national 
average. This marks a drastic turnaround from a low point of 2.8 percent in 2016.
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Following the GFC, the Sunshine Coast has undergone somewhat of a revitalisation, 
with several key infrastructure projects such as; the Sunshine Coast Airport expansion, 
Bruce Highway upgrade a the University Hospital contributing to employment 
growth in the onstruction and Health Care sectors.
With relatively high levels of construction taking place, the economy grew strongly 
over the 2011-12 and 2013-14 periods. Looking at the grap , the sharp 
peaks in GDP growth can be observed over the respective periods.
At the same time, population growth has been strong, realising 2.2% growth between 
2015-16 and there have been strong improvements in the unemployment rate over 
the period. The combined effect resulted in an increase in underlying demand for 
dwellings.
Evidence of this is seen in the vacancy rate which tightened from 3% in 2012 to 1.6% as 
at October 2018.

 there was a noticeable increase in rental yields however, this 
has dipped recently on account of new dwellings stock coming online.
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sunshine coast
More recently, the completion of several key projects has seen construction activity fall back signifi-
cantly. Consequently, the overall contribution to GDP output has experienced a 
declines over the 2014-15, 2015-16 and 2016-17 periods respectively. 
Current trends suggest employment growth on the Sunshine Coast has begun to flatten out as infra-
structure projects in the region have come to completion. 
With dwelling completions expected to remain constant, it anticipated that the stock deficiency will 
erode, placing downward pressure on residential price growth.
Whilst the Construction Industry has experienced a sharp contraction, there have been strong im-
provements in the Public Administration, Financial Services and Health Care sectors. This is 
illustrated in the table below.



Comments from the Panel:

SGS Economics and Planning
“The economy is not driving the property market on the Sunshine Coast”
“As a lifestyle location, the Sunshine Coast will attract population despite low economic growth”
Associate Professor, Tim Fisher
Employment and Economic Cycles- 
“Longer- term tied to tourism and retirement. The (sic) new university hospital market should boost the retirement market”
“Tourism depends on the economy of NSW and VIC”
BIS Oxford Economics
Employment and Economic Cycles-
“supported by population growth, but doesn’t have a strong employment base”
Infrastructure-
“No major infrastructure projects at the moment. Hospital/university is completed and has contributed to employment. 
Development of Maroochydore town centre still a while away and uncertain how well it will go. Potential for the upgrade to 
Sunshine Coast Airport to contribute positively to the economy via greater tourism and airport ancillary jobs.“
“Plenty of new houses and land being built, although house supply is concentrated to the south of Sunshine Coast”
Rental Yields- “House yields are higher than Brisbane, but unit yields lower. Unit rental yields may reflect higher unit prices 
due to downsizer/seachange demand for owner occupier units.”

Looking ahead, it is anticipated that these fields will continue to experience moderate growth. As 
the Sunshine Coast University Hospital gradually expands its services and capacity.
Should the value of the Australian support a lower exchange rate (compared to the $US), it is 
likely that the dollar exposed industries such as Tourism will continue to serve as a strong 
contributor to GDP growth.
Owing to its close proximity to Brisbane, the Sunshine Coast will also stand to benefit from popu-
lation growth in the Greater Brisbane  as the population begins to spread.The
challenge moving forward revolves around  the transition away from the traditional reliance pon 
the tourism sector and towards a diverse employment base in the knowledge based fields.
With employment growth slowing and new completions coming onto the market  it is anticipated 
that price growth will slow and return to a more moderate pace.
With the delivery of key infrastructure projects having largely completed, local amenity has im-
proved substantially. In addition to this, the comparative affordability advantage over Sydney and 
Melbourne, it is anticipated that net opulation gains will begin to increase steadily.
Meanwhile, dwelling completions have remained elevated through 2016/17 and the start of 
2017/18 which is expected to erode some of the stock deficiency in 2018/19.
According to BIS Oxford Economics, rice growth is set to continue in 2018/19, but then steadily 
slow due to a rising supply pipeline. The median house price is expected to reach $650,000 by 
June 2021, representing a cumulative rise of 9% over the next three years.
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Historically, Public Administration and Defence have been a key driver of Canberra’s eco-
nomic growth; comprising of almost a third of the ACT economy. According to ABS2  data, 
the Public Administration and Safety industry continues to be the largest industry in the 
ACT with a 26.1 share of nominal G  in 2016-17. With the largest industry being Public 
administration, the economy is less dependent on overall economic conditions.
Economic Growth
The ACT economy is going from strength to strength with a period of sustained expan-
sion following public service job cuts in 2013. Growth in G reached 4.6 in 2016-17  
This follows a solid 3.9  growth in 2015-16. 

CANBERRA

On review of Chain Volume Measures, Health Case and Social ssistance accounted for 
the greatest share of all Gross City Product in 2016-17 at 4.8 with Public Admin-
istration and Safety coming in second at 3.7 .

2ABS Cat Series 5220, Meridian Australia
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According to the ACT 2018 budget, this high rate of growth  expected continue in 
the near term, with 4  growth estimated for 2017-18 and a forecast of 3   in 
2018-19.

31
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Employment
Recent economic growth is being accompanied by strong jobs growth, with over 10,000 
jobs created in the ACT during 2017.  This represents an employment growth rate of 4.6  
which is well above the national rate of 3. .
With a participation rate of 71 percent, the proportion of persons whom are employed or 
actively looking for work far surpasses the national average of 65.2 .  
Unemployment in the ACT remains well below 4 , the lowest of any jurisdiction in the 
country.
In addition to the high performing Professional, Scientific and Technical Services sector, 
there has been substantial growth in expanding nternational ducation sector.
Other sectors recording robust growth included Health Care and Social Assistance,

 Construction sectors which contributed 4.8% and 1.3% of Gross City Product off the 
back of strong pipeline of private residential construction activity and the 
Government’s infrastructure initiatives, including the light rail project.  

Population Growth
Canberra’s population is growing rapidly, having realized 11 growth between the 2011 
and 2016 Census counts – the fastest rate of growth in the country.
As at December 2017, there was an estimated 416,000 people living in the ACT. This 
represents an increase of 8,800 people over the previous year.  This increase is  
highest recorded growth recorded for the Territory since 20122. 
This result exceeded the 2017-18 Budget estimate of 1  per cent population growth.  
This outcome is largely attributable to higher than expected net overseas migration, 
which brought 2,801 more people to Canberra.  Natural increase (births less deaths) 
contributed a further 3,369 people to the city’s total population growth.

2ABS- Cat Series 3412.0, 3101.0
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canberra
In a media release issued by the ABS, emographer Anthony Grubb stated:
“net overseas migration was the main contributor in the Australian Capital Territory’s growth at 48 per 
cent, with natural increase and net interstate migration contributing 44 per cent and 8 per cent respec-
tively. Both net overseas migration and natural increase were at the highest levels ever experienced in a 
calendar year by the ACT.”

Infrastructure Spending
The ACT Government’s Infrastructure Investment Program forms the cornerstone of the greater 
plan to promote Canberra as a city of innovation and opportunity, attracting investment, and sup-
porting local entrepreneurship and creativity. 
The ACT Government’s 2017-18 Infrastructure Investment Program has three main components: 
The Capital Works Program ($1.9 billion), the capital provisions ($702 million) and projects under-
taken as Public Private Partnerships ($344 million). Under the program, the Government is invest-
ing $3.0 billion in physical and digital infrastructure in the ACT over the four years to 2020-21. 

T

Employment in Canberra is dominated by the Federal government with a high saturation of public 
service agencies scattered across the Territory. 

Whilst this sector is widely considered be amongst the highest paying and most stable fields of 
employment, it is susceptible to changes in overnment policy such as the austerity measures 
introduced in 2013.
In recent times, the Canberra residential property market is undergoing somewhat of a re-invigo-
ration as part of the ACT Government’s dynamic plan to diversify employmentand move away from 
historical reliance on the Public Administration and Safety sector as an economic driver. 
The ACT government has embarked upon an ambitious plan to promote and cultivate growth in the 
Professional and Scientific Services, ourism and ealth are fields. In addition to this, there has 
been a strong push to improve and expand on international exports such as education and 
business services.
On the back of several key infrastructure initiatives and improvements in the ublic ector, there 
has been a sharp increase in underlying demand for dwellings. Evidence if this is seen in the vacan-
cy rate which has tightened significantly from 2.5% in June 2013 to 0.6% as at October 20184.

4SQM research



At the same time there has been substantial improvements in the affordability measure. 
Currently, the affordability measure for Canberra is currently at 16% but has seen previous 
highs of 23% this indicates Canberra can afford for prices to increase significantly from 
current levels.

On analysis of Canberra’s property fundamentals it is anticipated that the housing market will 
record reasonable capital growth over the short to medium term. 

Overall, is expected to remain close to balance over the next three years, 
although weak new house building activity would suggest a deficiency of houses.
With high incomes in Canberra supporting affordability, this is expected to see 10% growth in 
the median house price over the next three years, to $745,000 by June 2021.
Due to a slow release of land and increasing supply of units houses and townhouses are 
expected to outperform units.

Comments from the Panel:

SSGSEP:
“Canberra’s GDP growth in 2016-17 (4.6 per cent) above the long-term trend. Canberra’s GDP growth tends to track the na-
tional average less closely than other capital cities, due to its small size and the fact that its largest industry, Public adminis-
tration, is less dependent on overall economic conditions.”
“Good population growth following the strong economic growth. There has also been notable growth in young people aged 
between 0 to 17 in the last 10 years. Suggesting families may be putting down roots in Canberra more than they have in 
the past.”

BIS Oxford Economics:
“Generally positive, however the impact of ANU announcing a cap on student numbers may impact upon future migration in 
the 17-34-year age bracket”
“Light rail is a big-ticket item for a city Canberra’s size”
“New houses in short supply (but improving slightly), but plenty of apartments being built”
“High household incomes in ACT support rent and price affordability”
BCI Economics:
“There has been strong Investment in hospitals as well as into establishing new suburbs, but Uni campus developments 
remain in doubt”
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disclaimer:

The information contained in this report is provided for information purposes only.

It is not to be considered as advice or a recommendation. Individual personal and financial circumstances and needs differ. Investors 
should carefully consider the information in this report in light of their personal circum-stances (including financial and taxation issues) 
and seek professional advice from their accountant or financial adviser before deciding to invest. While all due care has been taken in 
the preparation of this report and the information contained herein, Meridian Australia, directors and officers do not guarantee or 
warrant the accu-racy, reliability, completeness or currency of the information. Changes in circumstances after the preparation of this 
report may also impact on the accuracy of this information.

The product and pricing information within this report is based on price lists and information obtained from third parties. Meridian 
Australia accepts no responsibility for and does not warrant the accuracy of information obtained by Meridian Australia from third 
parties. Meridian Australia warrants that the information contained herein has been prepared independent of the developer and from 
our own independent research.

This is not investment advice.

It is imperative that you read this document in full and all supplementary information and amendments (which may be obtained from 
Meridian Australia) before making any investment decisions. It is vital that you also con-sider the risk factors that could affect the 
financial performance of the development. Risk factors include such factors as movements in interest rates, demographic changes, 
market demand and the political and economic environment generally. You should carefully consider these factors in light of your 
particular investment needs, objectives and financial circumstances.
Returns are not guaranteed.

No guarantee is given that an expected level of return will be achieved.

Any forecasts are dependent on the current market conditions and knowledge available to Meridian Australia at the date of this 
document.

Meridian Australia has exercised due care in the preparation of this report, and all information provided is based on best estimates and 
projections possible at the time of preparation. Neither Meridian Australia nor its direc-tors or officers guarantees the success of any 
investment, or any particular rate of capital or income return.
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