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PURPOSE OF THIS REPORT
This report aims to provide insight on issues in the 
Canberra land and property market where the ACT 
Government has particular knowledge or interest. 

For the current quarter, we have included analysis on the 
recent results of Mr Fluffy sales and a discussion of the 
property market and debt.

We are the Land Supply and Policy Division in the 
Environment, Planning and Sustainable Development 
Directorate. We are responsible for land release,  
affordable housing policy, land development projects  
and construction policy. 
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KEY POINTS

 > In the forward pipeline for greenfield residential 
land, there are around 1,100 dwellings currently 
undergoing construction and 3,500 dwelling sites 
waiting for construction to start.

 > In addition there are around 13,300 dwellings in 
the developers’ pipeline, including  2,300 dwelling 
sites undergoing land servicing.

 > In the last financial year the demand for vacant 
greenfield residential blocks has remained strong.  
The Suburban Land Authority (SLA) (previously the 
Land Development Agency(LDA)) has sold: 

• 121 standard residential blocks in Taylor, at a 
median price of $353,000 and a median price  
per square metre of $796

• 101 blocks in Throsby, at a median price of 
$396,000 and a median price per square metre  
of $963.

 > The SLA also released englobo land for up to  
600 dwellings in Denman Prospect.

 > The Ginninderry Joint Venture started selling vacant 
residential blocks in 2016–17 — 64 blocks in the first 
suburb of Strathnairn, at a median price of $288,000 
and a median price per square metre of $662.

 > As of August 2017, 434 Mr Fluffy blocks have been 
sold. 322 of these blocks were sold in the 2016–17 
financial year for a median price of $664,000, or  
$749 per square metre.

 > In the second quarter of 2017, 16 multi-unit sites 
finished construction, for a total of 628 units.  
We expect a further 32 multi-unit sites to be 
completed during the third quarter of 2017,  
for a total of 2,589 units. 

 > This high level of activity is at least partly the  
result of an increase in planning activity in the  
inner north that occurred in 2015 after the 
Government committed to light rail.

 > Over the 12 months to June 2017, ACT households 
borrowed $3.4 billion to finance owner occupied 
housing. This was a 5.4% increase from the  
12 months to June 2016.

 > Speculation continues over whether the Australian 
residential property market is sustainable.  
Much of this concern is centred around the  
capacity of households to repay mortgages,  
with the Reserve Bank of Australia estimating  
earlier this year that 30% of borrowers are less  
than one month ahead of their repayments.
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1. GREENFIELD RESIDENTIAL LAND

1.1  Greenfield Land  
Supply Pipeline1

Overview

 > The ACT Government manages a land development 
and release program that aims to provide an 
appropriate level of ongoing supply of land,  
released in timely manner. 

 > Rural land on Canberra’s urban edge is converted into 
new (or “greenfield”) suburbs by passing through a 
series of steps coordinated by both the Government 
and developers. We call the land going through these 
processes the greenfield land supply pipeline. The 
major stages of this pipeline are outlined in Figure 
1 overleaf. The reader should note that not all land 
necessarily passes through all stages outlined.

 > As of June 2017 there were 20,400 dwellings in the 
planners’ pipeline, under varying stages of zoning  
and planning.  

 > There were also 17,832 dwelling sites at various stages  
of estate planning, land servicing and construction.   
This comprises;

• 10,921 sites in the developers’ pipeline where  
an Estate Development Plan (EDP) has been  
established or is pending

• 2,343 sites where land servicing was underway

• 4,568 sites in the construction pipeline where a  
lease had been issued and/or dwelling construction 
was underway. 

Land in Planners’ Pipeline

 > Of the 20,400 dwelling sites in the planners’ pipeline, 
approximately 14,500 are located in the Molonglo 
valley.  The remainder are located in West Belconnen 
(5,500) and North Weston (400).

 > Any further supply will need to come from future urban 
release fronts (not the subject of this report).

1  

Land in Developers’ Pipeline

 > Of the 13,264 sites currently in the developers’ pipeline, 
Estate Development Plans (EDPs) have been approved 
for  2,352 sites — 422 in North Coombs, 421 in North 
Wright and 1,509 in Taylor.

 > EDPs have been prepared and are currently seeking 
approval for 2,509 sites in Denman Prospect and  
700 sites in Lawson. 

 > EDP processes are underway for a further 3,600 sites — 
300 in Holt, 550 in Taylor, 650 in Strathnairn and 2,100 in 
the new suburb of Whitlam.

 > A further 1,760 sites have been released without an EDP 
underway — 550 in Jacka and 1,210 in Denman Prospect.  

 > Finally, there are 2,343 blocks in the developers’ 
pipeline being serviced for construction, comprising 
402 sites in Denman Prospect, 842 sites in Taylor and 
1,099 sites in Throsby.

   The information from this section is drawn from the ACT Government’s Indicative Land Release Program and from reporting undertaken by 
the Land Supply and Policy division and the Suburban Land Agency.
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Stages in the Greenfield Land Pipeline

Planners’ Pipeline
The planners’ pipeline contains land that is undergoing 
various planning and evaluation processes to ensure it is 
suitable to become part of a future greenfield suburb.  
The Government has not yet divided the land into 
residential blocks and sections – dwelling numbers are 
estimates at this stage. 

Zoning Ready
Land is zoning ready if it has an appropriate zoning under 
the Territory Plan.

Planning Ready
Land is planning ready if it has an appropriate zoning 
under the Territory Plan and an approved Precinct Code. 

Release Ready
Land is release ready when it has sufficient clearances 
from various areas of ACT Government to allow estate 
planning to commence. 

Developers’ Pipeline
The developers’ pipeline contains land that is undergoing 
estate design through an estate development plan (EDP), 
and land undergoing land servicing. Estate design means 
dividing land (generally large rural blocks on Canberra’s 
urban edge) into proposed blocks, sections, roads and open 
spaces. Land servicing means the physical construction of 
roads and utilites. 

Released Without EDP Underway
In some suburbs residential blocks may be “released” (i.e. 
offered to market) without an EDP having been commenced. 

EDP Process 
Preparing a plan that outlines the residential blocks and 
sections of a new suburb, as well as the suburb’s roads 
and open spaces. 

EDP approved without servicing
Where the EDP has been approved by the ACT Government, 
but works on the site have not yet commenced. 

Land Being Serviced
The physical clearing and landscaping of land for dwelling 
sites and the construction of new roads and utility 
infrastructure.

Sales and Settlement
Land in the sales and settlement process is either released 
or being prepared for release. Land is “released” on the 
day it is brought to market, regardless of when it is sold. In 
the case of over the counter sales, the release date is the 
day it is available for purchase. In the case of auctions or 
ballots, the release date is the day of the event.

Planning for Sale
Land being readied for release is said to be in planning  
for sale. 

Sales Event
An agreement to purchase land is formalised when the 
buyer and seller exchange contracts of sale. This exchange 
begins a legally binding process of sale.

Settlement 
Settlement is the final step in land purchase. A property is 
settled when its full pwurchase price is paid to the seller in 
exchange for the title to the property.

Builders’ Pipeline
A dwelling site enters the builders’ pipeline when land 
servicing is complete and a lease for the site has been 
issued.

Vacant Sites (Lease Issued)
A vacant site in the builders’ pipeline is a dwelling site 
where construction has not yet begun.

Dwellings Under Construction
A dwelling site is under construction once physical 
improvements begin on the site.

Developers’ Pipeline
 > Released Without EDP Underway

 > EDP Process 

 > EDP approved without servicing

 > Land Being Serviced

Sales and Settlement
 > Planning for Sale

 > Sales Event

 > Settlement 

Builders’ Pipeline
 > Vacant Sites  

(Lease Issued)

 > Dwellings Under 
Construction

Planners’ Pipeline
 > Zoning Ready

 > Planning Ready

 > Release Ready

Figure 1 – Greenfield Land Pipeline
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Land to be sold or settled

 > As of 20 September 2017 the SLA has 187 serviced 
residential blocks in Taylor and Throsby for sale. Of 
these blocks:

• 144 are to be released via ballot in the coming months

• 42 are currently available over the counter

• 1 is scheduled to be sold via auction. 

 > In addition, the SLA has exchanged around 200 
residential blocks but not yet settled the transactions.  
See section 1.2 for a discussion of time between sales 
and settlement.

 > As of 20 September 2017, the Capital Airport Group 
is offering a further 114 residential blocks for sale at 
Denman Prospect on the development’s website.

 > As of 30 August 2017, 217 blocks had been released as 
part of the Ginninderry joint venture, 196 of which have 
been sold. All of these blocks are yet to be settled. 

Dwellings under construction

 > In the builders’ pipeline there are currently 1,111 
dwellings under construction. The bulk of this number 
comprises 155 dwellings in Lawson, 434 dwellings in 
Coombs and 425 dwellings in Moncrieff.

 > A further 3,457 vacant dwelling sites in the builders’ 
pipeline are currently waiting for construction to start. 
The majority of these sites are in Coombs (1,036 sites), 
Wright (342 sites), Moncrieff (588 sites) and Throsby 
(1,065 sites).

Affordable Housing Supply Target

 > The ACT Government’s land supply policy uses an 
Affordable Housing Supply Target which aims to 
maintain more than 10,000-12,000 dwellings in the 
land supply pipeline (excluding the planners’ pipeline). 
As shown in Figure 2, this target has consistently been 
exceeded in the past five financial years.

 > The target is currently being updated to take account  
of the changing land environment in the ACT. 

Figure 2 – Land servicing and dwelling construction pipeline, Last Five Financial Years
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Development of the New Suburb of Moncrieff

2014 — Uncleared land.

2015 — Clearing, landscaping and land servicing underway

2016 — Land servicing complete, some construction complete.

2017 — Significant amount of construction complete

Aerial Imagery CC BY 4.0 International © 
Australian Capital Territory, except 2014 
Aerial imagery © Jacobs Group (Australia) 
Pty Ltd, and 2017 Aerial imagery CC BY 4.0 
International © Jacobs Group (Australia) 
Pty Ltd and Australian Capital Territory.
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1.2  Time Between Exchange 
and Settlement

The SLA formerly the LDA, sells single residential blocks 
directly to the public over the counter and by auction. 

When the median period between settlement and 
exchange of residential blocks sold by the LDA/SLA 
is plotted over time (see Figure 3 below), the median 
amount of time between the sales event and exchange 
for single residential blocks sold has averaged around 280 
days in the past three financial years.2 It should be noted 
there is a high degree of volatility in these results from 
quarter to quarter. 

2 This chart is for standard residential blocks and excludes blocks 
sold under land rent schemes. Information for this chart is sourced 
from SLA/LDA settlement and exchange data. 

1.3  Single Vacant 
Residential Land Market

Sales of vacant residential land in the ACT

 > Residential blocks in new Canberra greenfield suburbs 
are sold by the SLA, by private sector developers who 
have made englobo purchases from the government 
(often comprising hundreds of dwellings), or through 
joint consortia between the SLA and the private sector. 
Before July 2017, the SLA’s role was filled by the Land 
Development Agency (LDA).

 > Residential blocks are sold to buyers through a mixture 
of auctions, ballot events and off-the-shelf sales.

• At SLA ballot events, randomly-chosen prospective 
buyers are offered the opportunity to buy residential 
blocks at market value. The events are designed to 
increase equity and affordability by allowing buyers 
to buy blocks in high-demand areas without the risk 
of being outbid. 

 > Where the land is sold by the SLA or joint venture, we 
have access to the information for the point of sale (the 
“exchange”). Where land is sold by the private sector via 
englobo, we only have access to the sales records when 
the land has been formally transferred and the contract 
has been settled (“settlement”). This often takes place 
a considerable period after the exchange.

 > Some residential blocks sold by the SLA are sold under 
the ACT Government’s Land Rent Scheme. This scheme 
offers blocks to buyers at a discounted initial price, but 
buyers must pay the Government an annual rent based 
on block’s unimproved value. The analysis in this report 
excludes sales of blocks under the Land Rent Scheme.

Figure 3 – Median Period of Time from Exchange to Settlement
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Recent SLA/LDA sales  
(2015–16 and 2016–17)

 > In the 2016–17 financial year the LDA sold (exchanged) 
241 standard residential blocks (excluding public 
housing, land rent and englobo sales). 101 of these 
blocks were in Throsby, 121 in Taylor, 18 in Moncrieff 
and one in Lawson. 

 > Also in 2016–17, the Capital Airport Group settled on 
approximately 230 vacant residential blocks in Denman 
Prospect for a median price of $245,000 (there is no 
publicly available information on exchange dates). 

 > In the 2015–16 financial year the LDA exchanged  
692 standard residential blocks (excluding public 
housing, land rent and englobo sales). 449 of these 
blocks were in Moncrieff, 228 in Throsby, 10 in Coombs, 
3 in Lawson and 2 in Bonner.

Table 1 describes LDA sales of residential blocks in major 
suburbs of activity over the last two financial years.

It should be noted that considerably fewer vacant 
residential blocks were sold in 2016–17 as compared to 
2015–16. This is due to the ACT Government releasing 
a large number of dwelling sites through the englobo 
process in 2016–17. Although the SLA sold only 241 
serviced blocks, the SLA also sold land for an additional 
600 detached houses in Denman Prospect.

Table 1 — LDA Standard Residential Block Sales, Major 
Suburbs, 2015–16 and 2016–2017

Financial 
Year

Suburb Blocks 
Sold

Median 
Price

Median 
Price/m²

2015–16 Moncrieff 449 $240,000 $518

Throsby 228 $420,000 $978

2016–17 Taylor 121 $353,000 $796

Throsby 101 $396,000 $963

Residential land sales  
(2010–11 to 2016–17)

 > This section includes all sales of standard residential 
greenfield blocks in Canberra, including those sold 
through private developers.

 > Between the 2010–11 financial year and the 2016–17 
financial year, the median price of a standard 
residential serviced block has increased by 42.9% — 
from $245,000 in 2010–11 to $350,000 in 2016–17.3 

 > Between the 2010–11 financial year and the 2016–17 
financial year the median price per square metre of  
a standard residential serviced block has increased  
by 52.1% — from $489 m² in 2010–11 to $744 m²  
in 2016–17.

 > Figure 4 and Figure 5 below describe the price for 
serviced blocks and price per square metre over time 
for individual greenfield suburbs, and compares these 
prices to the market median for all greenfield suburbs . 
Further detail can be found in Appendix 1

 > The median price and price per square metre for a 
standard residential block rose sharply in 2016–17.  
This was due to a large number of settlements in  
the high-demand suburbs of Denman Prospect  
and Throsby, and relatively few transactions in  
lower-cost areas. 

 > A very high number of sales were also settled in the 
lower-cost area of Moncrieff in 2015–16, making the 
overall median price for residential land in this year 
below the overall trend. This fact also contributes  
to the appearance of a dramatic rise in median price  
in 2016–17.

3  Sales transaction data is sourced from the SLA/LDA and 
Access Canberra at the point of title transfer (for all private sector 
transactions, i.e. englobo releases).

GINNINDERRY
In addition to suburbs included in Figure 4 and Figure 5, 64 blocks were exchanged in the new development of  
Ginninderry in the last months of 2016–17, but have yet to be settled. 

Ginninderry is a new joint development venture in West Belconnen between the SLA and Riverview Developments.  
The final development will extend across the ACT/NSW border and comprise several new suburbs.

The new development is situated in the Molonglo valley and will have a particular focus on sustainability and conservation, 
incorporating features such as mandatory roof-top solar panels.

The blocks exchanged in 2016–17 are located in the new suburb of Strathnairn. 

The 64 blocks have:   A median price of $288,000, A median area of 428 m2 A median price per square metre of $662.
(Source: SLA/LDA data.)
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Figure 4 – Median Price of a Standard Residential Block in ACT Greenfield Suburbs, 2010–11 to 2016–17
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Figure 5 – Median Price per Square Metre of a Standard Residential Block in ACT Greenfield Suburbs, 2010–11 to 2016–17
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1.4   Comparison of SLA  
and Private Sales of 
Greenfield Land

 > In the last two financial years, private developers  
sold greenfield land to home buyers at a somewhat 
higher median price per square metre than the LDA. 
However in previous years the opposite has been true. 

 > The median price per square metre of residential blocks 
sold through joint venture has been higher than LDA-
released and developer-released blocks in some years, 
and in other years has sat between these values. The 
reader should note that other than the new suburb of 
Strathnairn, Crace is the most recent greenfield suburb 
to be developed by a joint venture and most new blocks 
in this suburb were sold by the end of 2013–14. 

 > Figure 6 summarises differences in median prices  
per square metre for residential land sold by the 
different sectors.

Figure 6 – Comparison of Median Price/m² for SLA/LDA, Private and Joint Venture Land Releases
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“LDA/SLA" comprises sales in the suburbs of Bonner, Coombs, Harrison, Jacka, Lawson, Moncrieff, Taylor, Throsby, Wright.

 

"Private Sector" comprises Casey, Denman Prospect, Macgregor, Ngunnawal.

"Joint Venture" comprises Crace and Forde.
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2. MR FLUFFY SALES
In relation to the Mr Fluffy auctions in March 
Independent Property Group director of project marketing Wayne Harriden  
said bidders were a mix of builders and owner occupiers, with builders favouring the 
large corner blocks ideal for dual occupancy properties.
Mr Harriden said the blocks, particularly those on the periphery of the central suburbs, 
represented exceptional value.
“The thing that makes me continually scratch my head is that they’re cheaper than 
you’d pay in the greenfield sites” Mr Harriden said.4 

4  Rachel Packham, “Record Mr Fluffy block sale among mid-week auctions of central Canberra sites”, allhomes.com.au, 31 March 2017,  
http://www.allhomes.com.au/news/record-mr-fluffy-block-sale-among-midweek-auctions-of-central-canberra-sites-20170330-gvald6/

2.1 Mr Fluffy Sales Results
 > As of 23 August 2017:

• 1,023 properties are known to have been affected  
by Mr Fluffy

• 1,006 owners of affected properties are participating 
(or have participated) in the ACT Government’s 
Asbestos Response Taskforce programs

• 936 affected  properties have been purchased  
by the government

• 434 of the blocks purchased have been 
decontaminated and resold to the Canberra 
community

• A further 175 blocks are listed for sale on the  
SLA website — 117 blocks available for auction in  
the coming months and 58 blocks available over 
 the counter.

 > Many of the Mr Fluffy blocks that have been sold are 
quite large, with a median area of 853m² for all blocks 
sold in all years.

 > Table 2 outlines key information on Mr Fluffy blocks 
sold by the government in the last three financial years. 
Note that in 2015–16 sales were only conducted from 
April to June. 

Table 2 — Key Statistics on Mr Fluffy Blocks Sold through 
ACT Government Programs

Financial 
Year

Blocks 
Sold

Median 
Price

Median 
Area 

Median 
Price/m²

2015–16 36 $588,500 860m² $656

2016–17 322 $664,000 850m² $749

2017–18  
(to 23 August)

76 $700,000 862m² $765

 > In the 2016–17 financial year the most expensive  
Mr Fluffy blocks sold by the government (excluding 
suburbs with sales of less than 5) were in Griffith, 
Campbell and Red Hill. The least expensive Mr Fluffy 
blocks were in Kambah, Macgregor and Holt.  
Table 3 provides an overview of sales activity in  
these suburbs in this year.

Table 3 – Mr Fluffy Sales Results by Most and Least 
Expensive Suburbs, 2016–17

Suburb Blocks Sold Median Price Median Price/m²

Most Expensive

Griffith 10 $1,370,000 $1,248

Campbell 5 $1,250,000 $1,014

Red Hill 5 $1,168,000 $1,069

Least Expensive

Kambah 27 $390,000 $502

Holt 9 $390,000 $481

Macgregor 11 $391,000 $469

 > The median price per square metre for resold Mr Fluffy 
blocks has been comparable to the median price of a 
standard residential block in a greenfield suburb in 
Canberra. In 2016–17 the median price per square metre 
for a vacant Mr Fluffy block was $749, as compared to 
$744 per square metre for a greenfield block.
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3.  MULTI-UNIT APARTMENT BUILDINGS 
AND TOWNHOUSES

3.1 Multi-Unit Supply
 > As of June 2017, there were 69 multi-unit sites under 

construction across Canberra, for a total of 5,544 units.5

 > In addition, there were 100 sites under varying stages of 
planning, for a total of 9,690 units.

Figure 7 – Number of Multi-Unit Projects in Planning and 
Under Construction (Total Projects)

Figure 8 – Number of Multi-Unit Dwellings in Planning and 
Under Construction (Total Dwellings)

5  Data in this section is sourced from Colliers International. 
Colliers advises that the data excludes developments of less than  
10 units and covers around 90 per cent of known supply.

Multi-unit activity during the last quarter 
of the 2016–17 financial year

 > During the final quarter of the 2016–17 financial year,  
16 multi-unit sites finished construction, for a total of 
628 dwellings.

 > Also during this period, there were eighteen new multi-
unit sites that shifted from planning to construction, 
for a total of 1,254 units. These sites are located in 
Belconnen, Gungahlin, the Inner North, the Inner 
South, Weston Creek and Molonglo.

 > Completion of multi-unit construction is very “lumpy” 
from quarter to quarter. Table 4 below provides 
a snapshot of the number of sites and units that 
completed construction in the last two quarters in 
comparison to the number of sites that are scheduled 
to be finished in the next two quarters.

 > The data shows that we are currently experiencing a 
high number of units completing construction. This 
is the result of an increase of planning approvals that 
occurred in 2015 following the Government’s decision 
to proceed with light rail.

 > However, it is important to note that developers 
generally need a high level of pre-sales to be able 
to secure finance. The majority of units finishing 
construction have already been sold – the supply of 
units reflects actual demand. Accordingly, we would 
suggest that fears about an oversupply of units should 
be tempered.

Table 4 – Multi-Unit Site Completions in the ACT, Actual 
and Expected, 2017

Quarter Construction 
Complete (Sites)

Construction 
Complete 
(Dwellings)

Q3 2016–17 13 (actual) 678 (actual)

Q4 2016–17 16 (actual) 628 (actual)

Q1 2017–18 32 (expected) 2,589 (expected)

Q2 2017–18 21 (expected) 1,245 (expected)
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Geographical pattern of development

 > The majority of multi-unit development has continued 
to be on the north side of Canberra. 

 > In the last quarter of 2016–17, there were 46 multi-unit 
sites (or 2,983 dwellings) under construction north of 
the lake, and a further 74 sites (7,359 dwellings) under 
various stages of planning. 

 > South of the lake, there were 23 multi-unit sites  
(2,561 dwellings) under construction, and 26 sites 
(2,331 dwellings) under planning. 

 > The Inner North is attracting the bulk of future planning 
activity, although Belconnen is also attracting a high 
amount of future development (see Table 5). 

 > A series of maps found overleaf illustrate the current 
geographical pattern of multi-unit development on an 
individual suburb level.

Table 5 – Multi-Unit Sites and Dwellings In Planning and 
Under Construction, Q1  2017–18

District Total Sites Total Units

In 
Planning

Under 
Construction

In 
Planning

Under 
Construction

Belconnen 22 13 2,406 567

Gungahlin 24 15 1,236 1,168

Inner North 28 18 3,717 1,248

Inner South 3 8 317 849

Molonglo 13 6 574 479

Tuggeranong 5 5 513 736

Weston Creek 1 0 15 0

Woden Valley 4 4 912 497

Total 100 69 9,690 5,544

Table 6  – Types of Units under Planning and Construction, 
Q4 2016–176

Product Type Total Sites Total Units

In 
Planning

Under 
Construction

In 
Planning

Under 
Construction

High Density 
Apartment 
Buildings

36 29 7,595 3,892

Medium 
Density 
Apartment 
Buildings

23 15 977 610

Townhouses 30 25 696 1,042

6 Note 11 sites (or 391 dwellings) currently in planning have been 
excluded from this count due to insufficient information on these 
developments.

3.2 Types of product
 > Our intent with this section is to seek to describe 

the types of units that the market is developing for 
consumers.

 > To achieve this, we have established three broad 
categories for multi-unit developments based on a 
slightly arbitrary dividing line. These categories are:

• High Density Apartment Buildings —  
these developments are apartment buildings that are 
either greater than three stories, or have three stories 
spread over a considerable area – for a considerable 
number of units in a single building.

• Medium Density Apartment Buildings —  
these developments are apartment buildings 
that are generally three stories (occasionally four), 
with a limited number of units and a lower level 
of density than high density apartment buildings. 
Developments that are a mix of townhouses and 
apartments are included in this category. 

• Townhouses —  
we have kept townhouses as a single category, but 
would invite feedback from readers of this report on 
whether more detailed reporting would be of interest 
(i.e. density levels).

 > Table 6 below outlines the number of sites and units 
in each of these categories. Note that some sites have 
been excluded from this analysis due to insufficient 
information.

 > As a general observation, there appears to be a higher 
number of larger, high density apartment buildings 
being constructed and planned than medium 
sized apartment buildings and medium density 
townhouses.7

Development on land release sites 

Our analysis suggests that around half of all multi-unit 
developments in planning or under construction in the 
ACT are on land released through the ACT Government’s 
land release program, with the remaining half to be built 
on private sector urban infill sites. In particular, the Asset 
Recycling Initiative is supporting a considerable amount of 
development in the inner north.

7 Note that it is possible that Colliers’ data is not picking up on 
some of the smaller developments that are taking place across 
Canberra.
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Figure 9 —Multi-Unit Developments in Planning, Total Dwellings, Q4 2016–17



Land and Property Report  September Quarter 2017 14

Figure 10 —Multi-Unit Developments under Construction, Total Dwellings, Q4 2016–17
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Figure 11 —Multi-Unit Developments Completed, Total Dwellings, Q4 2016–17
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4. THE AUSTRALIAN PROPERTY 
MARKET AND DEBT

“Australia’s high levels of household 
debt leave it potentially exposed to a 
global economic shock or a banking 
crisis, the International Monetary Fund 
has warned. The IMF also warned that 
some households increase debt and 
consumption based on the perceived 
wealth of their real estate investments.”
Peter Ryan, “IMF warns Australia  
on household debt vulnerability”,  
ABC News, 4 October 2017.

“Treasurer Scott Morrison has moved to 
reassure US investors — and Australian 
mums and dads — that Australia is not 
headed towards a housing market crash, 
arguing house prices are high but their 
value is still ‘real’. And in a speech in New 
York to investors overnight, Mr Morrison 
pushed back at a recent warning from 
the International Monetary Fund about 
particularly high levels of household debt 
in Australia by pointing to a series of 
measures taken by prudential regulator 
APRA to constrain access to credit.”
James Massola, “Scott Morrison 
moves to reassure investors Australia’s 
housing market isn’t heading for a 
crash”, The Canberra times,  
12 October 2017.

 > By one definition, speculative asset price bubbles 
occur when people make investment decisions solely 
on the expectation of future growth in the value of the 
asset, which then results in a positive feedback loop of 
increasing enthusiasm.

 > Australia’s property market does not clearly meet this 
test. In a speech made in May 2017, the Governor of 
the Reserve Bank of Australia (RBA) argued that the 
determinants of housing prices are largely structural 
and reflect the choices we have made as a society 
regarding where and how we live.8

 > However, Australia has been in a low interest 
environment for a considerable period and this is 
allowing households to take on higher levels of debt. 
There is a risk that many households will not able to 
handle either an increase in interest rates or a broader 
economic downturn.

 > This risk was highlighted by the Governor in a chart that 
has been the source of public discussion. This chart 
highlights that according to the RBA’s securitisation 
system, more than 30% of housing borrowers in 
Australia are less than one month ahead of their 
scheduled repayments; and around half of households 
are less than six months ahead (see Figure 12).

8 Phillip Lowe, “Household Debt Housing Prices and Resilience” 
(speech to the Economic Society of Australia, Brisbane, 4 May 2017), 
Reserve Bank of Australia,  
https://www.rba.gov.au/speeches/2017/sp-gov-2017-05-04.html 

https://www.rba.gov.au/speeches/2017/sp-gov-2017-05-04.html
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Figure 12 – RBA Chart Describing Mortgage Repayment 
Buffers9

 > While Canberra may be less exposed than other cities 
due to our relatively higher household incomes and 
stable employment base (and generally report the 
lowest mortgage default rates), we nevertheless face 
the same systemic risks as the rest of Australia. 

 > As a result, we take a close interest in developments 
around financing levels in the ACT (particularly investor 
finance) and mortgage lending criteria. This section is 
our brief overview of the issues.

9 Reproduced from Phillip Lowe, “Household Debt Housing Prices 
and Resilience”.

4.1 Housing Debt in the ACT
 > Over the 2016–17 financial year, households took out 

loans with a combined value of $3.4 billion to finance 
the purchase of owner-occupied dwellings in the ACT. 
This total excludes loans for refinancing.

 > During this period, the average size of a housing loan 
for owner occupation in the ACT was $369,000 for 
the purchase of established dwellings, $334,000 for 
the purchase of new dwellings and $411,000 for the 
construction of dwellings. These figures do not exclude 
loans for refinancing.

 > The total value of loans issued for the purchase of 
owner-occupied dwellings in the ACT was $2.1 billion 
in the 2011–12 financial year and $3.4 billion in the 
2016–17 financial year, an increase of around 60%.  
The total number of these loans increased from 6,150 
to 8,900 in the same period, an increase of around 45%. 

 > The total value of investment property loans in the ACT 
increased from $1.8billion in the 2011–12 financial year 
to $2.4 billion in the 2016–17 financial year, an increase 
of approximately one third. This figure does not exclude 
loans for refinancing.
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10 Rolling 12-month totals. Data sourced from ABS Catalogue 5609.0, Housing Finance, Australia, July 2017, Tables 5, 10b and 10c, released 8 
September 2017; and ABS Catalogue 5671.0, Lending Finance, Australia, June 2017, Table 26, released 11 August 2017.
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4.2 Mortgage lending criteria
 > Over the last few years, the Australian Prudential and 

Regulation Authority (APRA) have been tightening 
their policy settings for financial institutions around 
property lending. This has included a particular focus 
on lending for investment properties and limiting 
interest only loans.

 > In March 2017 the APRA tightened lending conditions 
for mortgages for investment properties and required 
banks to limit their interest only loans to at most 30% 
of new lending (see below for more detail on interest-
only loans).

 > In September 2017, the Chairman of APRA highlighted 
that a priority for APRA in 2018 will be greater scrutiny 
of actual lending practices to make sure that financial 
institutions are complying with their stated policies.

 > Questions around actual lending practices are not new. 
In a 2016 speech11, a general manager of APRA advised 
that it is not uncommon for the most generous lender 
to provide up to 50% more than the most conservative.

 > More recently, in September 2017 UBS announced the 
results of a survey that suggested around one third of 
Australian borrowers are not “completely factual and 
accurate” on their residential mortgage applications.

11 Heidi Richards, “A prudential approach to mortgage lending” 
(speech to Macquarie University Financial Risk Day conference, 
Sydney, 18 March 2016), Australian Prudential Regulation Authority, 
http://www.apra.gov.au /Speeches/Pages/A-prudential-approach-
to-mortgage-lending.aspx 

4.3 Interest only loans
 > Interest only loans are where a homeowner only pays 

the interest on the loan for a period of time, instead of 
paying down the principal. These types of loans tend to 
be made on the expectation that property values will 
continue to rise.

 > In June 2017, Macquarie Bank was reported to have 
indicated that, following rate hikes by the big lenders, 
interest only loans were between 0.45 and 0.6% more 
expensive than principal and interest loans.12 This 
difference appears to be making an impact.

 > In the past two quarters APRA has reported that the 
total number of interest only loans in Australia has 
been slowly decreasing — from $1.692 million to  
$1.685 million in the March quarter 2017 and from  
$1.685 million to $1.664 million in June quarter 2017.  
These are the first two falls in the number of interest 
only loans since December quarter 2009.

 > The total value of residential interest only loans to 
households in Australia also fell slightly in the June 
quarter 2017 — from $583.3 billion to $581 billion. 
Again, this was the first fall in the total value of these 
loans since December quarter 2009. 

 > In the June quarter 2017, interest only loans comprised 
28.6% of the total number of loans, and 38.2% of the 
total amount of finance (statistics are only available at 
the national level).13

August 29 – Treasurer Scott Morrison said 
that the latest APRA data showed that 
measures to “curb investor lending in 
housing markets is working”.14

12 Stephen Letts, “Interest-only home loans make no sense after 
bank rate hikes: Macquarie”, ABC News, 29 June 2017, http://www.
abc.net.au/news/2017-06-29/interest-only-loans/8662966 
13 Australian Prudential Regulation Authority, Quarterly ADI Property 
Exposures Statistics, June 2017, http://www.apra.gov.au/adi/
Publications/Pages/Quarterly-ADI-Property-Exposures-statistics.aspx 
14 Jacob Greber, “Mortgage lending curbs slowly bite on interest-
only loans”, Australian Financial Review, 29 August 2017, http://
www.afr.com/news/economy/mortgage-lending-curbs-slowly-bite-
on-interestonly-loans-20170829-gy6h3g 

http://www.abc.net.au/news/2017-06-29/interest-only-loans/8662966
http://www.abc.net.au/news/2017-06-29/interest-only-loans/8662966
http://www.apra.gov.au/adi/Publications/Pages/Quarterly-ADI-Property-Exposures-statistics.aspx
http://www.apra.gov.au/adi/Publications/Pages/Quarterly-ADI-Property-Exposures-statistics.aspx


APPENDIX 1: RESIDENTIAL LAND PRICES
Table 1 – Median Single Vacant Residential Block Price by Greenfield Suburb 

Financial 
Year and 
Quarter

Belconnen Gungahlin Molonglo Valley

Lawson Macgregor Strathnairn Bonner Casey Crace Forde Harrison Jacka Ngunnawal  Moncrieff Taylor Throsby Coombs Wright Denman 
Prospect

20
10

–1
1

Q1 - $205,000 - $139,000 $220,000 $178,500 $273,000 $250,000 - - - - - - - -

Q2 - $227,000 - $228,000 $214,000 $281,500 $313,000 $131,000 - - - - - - $363,000 -

Q3 - $185,000 - $226,000 $219,000 $281,500 $315,000 $261,000 - - - - - - $385,000 -

Q4 - $192,500 - $245,000 $221,000 $273,500 $349,000 - - $373,000 - - - - - -

20
11

–1
2

Q1 - $200,000 - $204,000 $225,000 $278,500 $255,000 - - - - - - - - -

Q2 - $225,000 - $220,000 $257,500 $265,750 $253,000 - - - - - - - - -

Q3 - $230,000 - $231,000 $260,000 $229,000 $283,000 $289,500 - - - - - - $385,000 -

Q4 - $230,000 - $251,000 $260,500 $245,000 $272,500 $252,500 $235,000 - - - - $359,000 $375,500 -

20
12

–1
3

Q1 - $195,000 - $252,000 $231,000 $288,000 $120,000 $277,500 - $473,000 - - - - $386,750 -

Q2 - $196,000 - $230,000 $260,000 $308,500 $259,000 $257,000 $200,000 - - - - - $373,250 -

Q3 - $220,000 - $249,000 $250,000 $298,000 $201,250 $291,000 $230,000 $234,200 - - - - $387,750 -

Q4 - $202,500 - $265,000 $249,000 $285,000 $290,625 $290,500 $240,000 $220,000 - - - $367,000 $375,000 -

20
13

–1
4

Q1 - - - $265,000 $240,000 $298,000 $287,500 $286,000 $214,000 $225,000 - - - - $389,000 -

Q2 $465,000 $200,000 - $250,000 $220,000 $320,000 $287,500 $270,500 $200,000 $225,000 - - - - $376,500 -

Q3 - $210,000 - $270,000 $185,000 $329,500 $290,000 $320,000 - $225,000 $258,000 - - $365,000 $395,000 -

Q4 $410,000 $215,250 - $305,000 $195,000 $316,000 $340,000 $320,000 - $225,000 $244,000 - - $365,000 $398,000 -

20
14

–1
5

Q1 - $250,000 - $280,500 $269,625 $355,000 $230,000 $315,000 $242,500 $230,000 - - - $363,000 $352,500 -

Q2 - - - $280,000 $292,800 $311,000 - $325,000 - $247,500 $243,500 - - $367,000 - -

Q3 $350,000 $215,000 - $268,500 $224,000 $326,500 $330,000 - $238,500 $230,000 - - - $366,000 $365,000 -

Q4 $467,500 $245,000 - $260,000 $336,000 $360,000 - $360,500 - $232,500 $242,000 - - $372,000 $398,500 -

20
15

–1
6

Q1 $420,000 - - $266,000 $325,000 - $395,000 - - $225,000 $246,000 - - $450,000 $439,000 -

Q2 $410,000 - - $315,000 $228,250 $330,000 - - - $227,500 $255,000 - - $450,000 $425,000 -

Q3 $425,000 - - $280,000 $301,500 $525,000 - $445,000 $286,000 $250,000 $244,000 - $435,000 $430,000 $410,750 -

Q4 $477,500 - - $307,500 $335,500 - $455,000 - - $240,000 $239,000 - $400,000 $505,000 - -

20
16

–1
7

Q1 $480,000 - - $345,000 $415,000 - $206,000 $295,000 - $290,000 $251,500 - $405,000 $497,500 $445,000 $425,000

Q2 $499,000 - - $427,000 $403,750 - - - - $235,000 $285,000 - $445,000 $225,209 - $437,500

Q3 $470,000 - - - $335,000 - $700,000 - $375,000 $272,500 $287,000 $324,000 $435,000 $379,250 - $462,500

Q4 $480,000 - $288,000 - - $530,000 - $450,000 - - $330,000 $385,000 $396,000 - - $520,000



Table 2 – Average Single Residential Block Price per Square Meter by Greenfield Suburb

Financial 
Year and 
Quarter

Belconnen Gungahlin Molonglo Valley

Lawson Macgregor Strathnairn Bonner Casey Crace Forde Harrison Jacka Ngunnawal Moncrieff Taylor Throsby Coombs Wright Denman 
Prospect

 2
01

0-
11

Q1 - $417 - $459 $465 $482 $515 $867 - - - - - - - -

Q2 - $504 - $480 $486 $491 $541 $522 - - - - - - $664 -

Q3 - $494 - $437 $514 $546 $557 $536 - - - - - - $720 -

Q4 - $454 - $455 $490 $530 $522 - - $979 - - - - - -

 2
01

1-
12

Q1 - $467 - $484 $488 $563 $591 - - - - - - - - -

Q2 - $507 - $505 $559 $592 $607 - - - - - - - - -

Q3 - $476 - $480 $558 $541 $594 $530 - - - - - - $713 -

Q4 - $499 - $469 $555 $614 $596 $539 $522 - - - - $695 $761 -

 2
01

2-
13

Q1 - $498 - $463 $609 $575 $594 $538 - $1,080 - - - - $754 -

Q2 - $515 - $484 $510 $581 $576 $561 $570 - - - - - $738 -

Q3 - $474 - $469 $571 $607 $559 $565 $531 $524 - - - - $720 -

Q4 - $567 - $448 $570 $624 $585 $521 $516 $520 - - - $648 $720 -

 2
01

3-
14

Q1 - - - $435 $559 $600 $616 $551 $584 $498 - - - - $691 -

Q2 $865 $496 - $449 $606 $602 $574 $545 $606 $496 - - - - $660 -

Q3 - $474 - $431 $723 $586 $601 $466 - $521 $426 - - $680 $761 -

Q4 $800 $461 - $481 $682 $627 $580 $588 - $531 $495 - - $667 $802 -

 2
01

4-
15

Q1 - $509 - $490 $589 $600 $779 $684 $515 $558 - - - $656 $615 -

Q2 - - - $534 $551 $633 - $710 - $530 $517 - - $633 - -

Q3 $1,061 $548 - $581 $589 $562 $774 - $469 $608 - - - $675 $811 -

Q4 $882 $818 - $653 $553 $638 - $654 - $664 - - $664 $645 -

 2
01

5-
16

Q1 $808 - - $653 $601 - $672 - - $668 $506 - - $750 $646 -

Q2 $811 - - $625 $640 $686 - - - $678 $514 - - $895 $679 -

Q3 $767 - - $519 $663 $1,019 - $824 $488 $539 $499 - $961 $758 $746 -

Q4 $908 - - $600 $616 - $665 - - $577 $526 - $989 $825 - -

20
16

-1
7

Q1 $859 - - $600 $729 - $443 $773 - $644 $537 - $964 $796 $798 $769

Q2 $832 - - $541 $732 - - - - $608 $603 - $989 $371 - $815

Q3 $916 - - - $673 - - - $639 $651 $685 $800 $969 $633 - $851

Q4 $1,013 - $662 - - $1,005 - $1,000 - - $700 $778 $948 - - $950
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