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People:
In the March 2021 quarter there was a net loss of 11,800 people from 
Australia’s greater capital cities through internal migration.[1]  
In that quarter, the Southern Downs recorded the second largest growth  
in capital to regional migration of all local government areas in Australia.
This population surge has greatly impacted the local housing and rental market  
throughout the Southern Downs region with investors and new residents from Brisbane, 
Gold Coast, New South Wales and Victoria purchasing property such as farms, residential 
houses and investment properties [2].

While COVID-19 may have put a hold on international migration, internal migration has 
begun having a noticeable upwards effect on property prices not seen in decades. This in 
turn, is putting pressure on residents who are not currently in the housing market; forcing 
them out of the buyers market sooner than anticipated. 

CoreLogic Research Director Tim Lawless stated to the ABC that “housing prices continue 
to outpace wages by a ratio of about 12:1”, creating a sense of despair for those currently 
witnessing the 2021 housing market boom. This increase has yet to reach the highs of the 
2011 boom, so for those people; there is some longer term hope. 

The fact that Queensland itself has not had lockdowns as significant as NSW and 
Victoria has meant that our regional areas are also not experiencing the larger swings in 
population and property prices as those states regional areas.

The Southern Downs Regional Snapshot
2020 ABS est. population:   35,407 *Australian Bureau of Statistics

2020 ABS population density:  4.97 persons per square km *Australian Bureau of Statistics

Avg. annual income:    46,590
Avg. number of years to pay for house:  21
Home owner to Renter ratio:  76% / 24% *realestateinvestar.com.au

Unemployment rate:    7.00
Diversification index score:    0.6172

To measure how economically-diverse a region is, the Hachman index of economic diversification has been used.  
It shows how diverse a region’s economic structure is relative to that of the Australian economy.
Values closer to one mean that the region’s economic structure is very diverse. Values closer to zero mean that the region is 
dominated by just one or two industries. Data obtained by www.regionalaustralia.org.au unless otherwise indicated.

[1] Australian Bureau of Statistics: www.abs.gov.au  
[2] Regional Australia Institute in partnership with Commonwealth Bank Australia compiled banking data to 
produce an analysis of domestic migration – compiling its findings in a ‘regional movers index’
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Property:
Properties sell and rent fast across the Southern Downs and Queensland 
and with the influx of internal migration, stock on the market for houses 
and townhouses has changed -31.64% compared to last year.[3] In May 
2020, the median amount of days a house in Queensland would be listed 
was 72 days. The same comparison period for 2021 shows listings appear 
for only 50 days[4]. 
2021 has fluctuated significantly but with the rise in new listings steadily outweighing  
buyer demand since a September 2021 low, this should start to give buyers more time  
to make purchase decisions and have the potential to hold prices more steady.

Across Australia, 100,000-200,000 new dwellings are built each year, and there are  
currently approximately 11 million houses. An astounding 11% of the total number of 
dwellings are unoccupied (i.e.: second homes, holiday homes, unleased properties etc)[5]. 

According to the Real Estate Institute of Queensland (REIQ) current vacancy report,  
70.2% of the state’s rental vacancies remain under 1.0%. 

To put this number into perspective, a vacancy rate of 3% is generally considered ‘healthy’; 
the point in which the market is evenly balanced between landlords and renters. A rate of 
2% has historically been considered ‘very low’, indicating high rental demand and a 
requirement to inject new properties into the market to fuel the tenancy requirements.

Vacancy rates in the Southern Downs are extremely low, sitting at a staggering 0.26%[3]. 

These low vacancy rates across Queensland and our region are presenting clear  
housing problems, leaving many renters with sound rental histories in situations facing 
homelessness, the potential need for relocation and general housing instability. 

The Southern Downs regional location and affordable investor property pricing offers  
a unique proposition for investors to buy into the region through new housing estates  
for the specific purpose of utilising the property as a rental investment.

[3] www.realestateinvestar.com.au  
[4] www.realestate.com.au/insights/proptrack-property-market-outlook-october-2021/  
[5] https://www.macrobusiness.com.au/2021/10/australian-property-market-september-2021-update/
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Prices:
2021 has brought some significant movement in the property market for 
The Southern Downs. An influx of internal migration in the March 2021 
quarter and investor interest throughout the pandemic has supported an 
upwards move in property prices. 
The median listing price for houses is $320,000, marking a 7.02% increase over the past 
year. The median listing price for units is $245,000, representing a 4.25% increase over  
the past year[6]. 

The median rent in for houses is $300/week representing a median rental yield of 4.87% 
while the median rent for a unit in Southern Downs is $245 per week, producing a rental 
yield of 5.20%[6].

Preliminary weekly sales activity in Queensland has remained strong throughout the year, 
with year-to-date volumes currently above 2020 and 2019 levels by 51% and 75% 
respectively[7].

There are signs of the 2021 boom wearing off though with forces such as affordability 
pressures, tightened lending restrictions, rising stock levels, the potential for interest rates 
to rise sooner than expected and the ability for potential buyers to set their sights on other 
major expenses like travel all contributing. As buyers rush to sell, this puts more stock onto 
the market, in turn; buyer competition will be spread out and conditions won’t favour sellers 
as much as they have done throughout this year. With sellers still having the upper hand, 
late 2021/early 2022 may be a crucial time to sell and achieve the optimum result.

To do this successfully and quickly, buyers should concentrate on crucial cosmetic 
improvements to prepare their homes. Addressing issues such as replacing old and tired 
ovens, rangehoods and bathroom storage, freshening paint with modern colours, removing 
dated, worn and dirty carpet, sealing wooden floors and investing in street appeal will go  
a long way to selling quickly. 

To showcase your property improvements, an investment in staging and professional 
photography will help create appeal and accelerate the selling process.

[6] www.realestateinvestar.com.au  
[7] www.realestate.com.au/insights/proptrack-property-market-outlook-october-2021/
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Pandemic:
There’s no doubt that the COVID-19 pandemic has had a significant impact 
on the Sothern Downs and national property market. Different areas are 
experiencing the pandemic in a variety of ways depending on the region.
It seems counter-intuitive that through the course of a pandemic, property prices would 
soar upwards when people were subjected to lockdowns, restrictions, job insecurity and 
general uncertainty. CoreLogic Head of Research for Australia, Eliza Owen, noted that due  
to the unique dynamics of a COVID-induced lockdown, Australian housing market values 
had a peak to trough decline of just -2.1% through 2020, then for the first six months of 
2021, garnered an impressive surge of 12.2%.

Demand and supply both declined 
through lockdowns because 
uncertainty tempered the 
ambitions of sellers and agents. 
Government and institutional 
responses also played a key role 
in starving off a market crash 
through the implementation of 
income support, low mortgage 
rates and mortgage deferrals. 
Landlords played a key role in 
preventing a rental market 
calamity by initiating, accepting 
and inviting reduced rental pricing 
which in turn increased stability in 
the lives of renters. 

Internal migration in to the 
Southern Downs played  
an integral role in the rising 
prices experienced throughout 
2021, but as noted in KPMG’s 
COVID Impact Study; due to a 
number of influencing factors, 
these rising prices are not set  
to continue. 

KPMG’s Impact of COVID on  
Australia’s Residential Property 
Market Executive Summary[8]

• House prices in most capitals were expected to enter a cyclical 
upswing at the start of 2020.

• The onset of the COVID-19 pandemic disrupted this cyclical 
upswing with house prices contracting in all capital cities except 
Canberra during the June quarter 2020.

• Government policy responses alleviated uncertainty regarding the 
direct and indirect impacts of COVID-19 on the property market. 
This, combined with the material decline in mortgage interest 
rates, has seen property prices rise dramatically in the past 6 to 9 
months.

• The rises in residential property prices have been greater than we 
estimate would have occurred in the counterfactual no-COVID-19 
scenario.

• It appears the short-term positive of lower mortgage interest rates 
has swamped the longer-term negative factors of lower population 
and price disequilibrium during this recent price spike.

• However, residential property price growth is expected to temper 
over the next 2 to 3 years as lower population growth, reversion 
back to equilibrium and higher mortgage lending rates weigh on 
property prices.

• Notwithstanding this moderating property price growth during 
2022 and 2023, KPMG’s analysis shows that house prices are 
expected to be between 4 percent and 12 percent higher and unit 
values are expected to be between 0 percent and 13 percent 
higher than would have been the case in the absence of COVID-19. 

[8] https://assets.kpmg/content/dam/kpmg/au/pdf/2021/covid-impact-australia-residential-property-
market.pdf
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Potential:
So what does the future of the Southern Downs property market look like 
from 2022? For one thing, COVID has already taught us that predictions for 
the future can go south very quickly; so we won’t be giving you any of that 
in this section. 
What we can do though, is base some conclusions on the information we already know 
about our region and the circumstances that led us here.

The most ideal time to sell your home is ‘when you are ready’ but if you ARE ready, then late 
2021 and early 2022 appear to be a good time to get it done. 

With the region’s extremely low vacancy rates, if you are looking for a long term investment, 
a rental property in the Southern Downs region would be a sound option. Any increase in 
internal migration would sure up this investment.  

The Southern Downs region has experienced sound growth for a long time and its 
affordability, liveability, community, natural beauty, simplicity and family friendliness are 
some of our region’s biggest assets and drawcards.

If you are looking to buy, sell or rent a residential or commercial property in the Southern 
Downs region, Southern Downs Realty is superbly positioned to assist.

Our experienced staff, extensive local knowledge, close ties with the community and 5 
star rating from realestate.com.au will ensure the optimal experience.
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Are you:
Ready to buy? Ready to sell? 
Or looking for a new rental 
property?
Call our team to confirm you’re ready
  We’ll confirm the details, discuss your plan, and outline how we can help.

Sign the dotted line
  We’ll prepare all the documentation for you.

Want to get in touch?
 Call us today on 07 4661 8403.
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