Buyers cautious as activity remains subdued
Property values across New Zealand have continued the gradual decline seen over the last few months according to the QV residential property indices for August.
Values have dropped 1.1% since March this year after rising 4.3% in the previous seven months. As a result, values are still 3.1% above the same time last year, but the gap is continuing to close. Values are now 5.0% below the market peak of late 2007.
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“The market sentiment remains cautious with little sign of urgency amongst buyers. There is still a considerable backlog of unsold property on the market, although the number of new properties being added to this pool appears to have slowed as potential vendors choose to wait until the market begins to show signs of recovery. Those with properties currently on the market now accept that they will take longer to sell, although they are not dramatically dropping their asking prices” said Whitehead.

“The volume of house sales continues to be at relatively low levels, as has been the case for several months now. While the number of sales is still slightly above the same time in 2008 during the worst of the recession, they are well below last year and the long term average” said QV Valuation Manager Glenda Whitehead.

“Some potential buyers are continuing to struggle to secure funding from banks or finance companies who remain cautious about lending for property” said Whitehead.

“The continued lack of buyer urgency, the low number of sales, and the high number of unsold properties means that prices continue to gently slide backwards in most areas” said Whitehead.

Whitehead said “there are early signs of a slight increase in activity as more people are assessing the market and considering their options. The housing market is usually more active in spring although the current economic climate suggests any upsurge this year will be modest. Short of any fundamental change in the market, values are expected to continue to slide slightly”

“The Christchurch earthquake is obviously going to have a major impact on the housing market in that area. It is still too early to tell what this impact will be as the full extent of the damage is still being assessed” said Whitehead.
While values have declined according to the QV index, the average sales price increased slightly from $407,191 to $409,700. This increase in average price is due to relatively fewer sales of lower value properties over recent months. The QV index is a more reliable measure of value change as it is not based on average sales prices and is not affected by which parts of the market are more or less active. 

All the main centres are showing a similar pattern over the last year with values increasing through until March then easing since. Apart from Hamilton and Tauranga, values in the main centres are still above the same time last year, although the gap is rapidly closing.

Values in the Auckland Region have been flat over recent months, but as values were increasing rapidly this time last year, the year-on-year gap has closed further to 5.9 percent from the 6.9 percent reported last month. Values in the Wellington region have dropped in recent months and are now only 2.0 percent above last year, down from the 3.2 percent reported last month. Values in Christchurch values are 3.2 percent above last year, and in Dunedin 2.7 percent

Values in Hamilton (-1.5 percent) and Tauranga (-0.9 percent) are now both below the same time last year. Unlike the other main centres, these two cities didn’t show a significant increase in values during 2009, instead staying relatively flat. Declining values in recent months have therefore pushed values lower than they were the same time last year.
Values in most of the provincial centres remain above the same time last year, although the gap continues to close.
Napier (3.2 percent), New Plymouth (3.3), Wanganui (4.2%), Nelson (2.6) and Invercargill (3.0) all remain above last year.
Rotorua (1.0 percent), Gisborne (0.3 percent), Hastings (1.3 percent) and Palmerston North (1.6 percent) now have values similar to last year.
Declining values in recent months mean that values in Whangarei are now 2.8 percent below the same time last year, and Queenstown Lakes values are 1.5 percent below the same time last year.


…ends/

Auckland

QV’s Residential Price Index for August shows that property values in the Auckland region are just beginning to stabilise, although have dropped by 0.7% since March this year. In contrast, values increased by 6.7% in the 7 months to March.

Consequently, values now sit 5.9% above the same time last year, but 2.4% below the market peak of late 2007 as the graph below illustrates:
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Glenda Whitehead of QV Valuations said; “Values in the Auckland region’s residential market now appear to levelling, although it is too soon to tell whether this is the end of the downward trend which has persevered since March”.   

“August activity remained light and caution prevails, but we are seeing early signs that home owners are gearing up to make decisions.  We suspect many are assessing their options and actively seeking information, as we have noticed a recent in increase in Market Valuation reports by QV’s registered valuers” Ms. Whitehead said. 

“Some home owners are taking advantage of readily available builders, planning extensions and alterations to their existing homes.  While this data is not fed into the QV index, it is a sign that home owners view the property market positively enough to believe the cost of renovations will be recouped in the future. Cost and added-value differ, but those we speak to are making long-term decisions whilst enjoying a higher quality home in the short-term.  This activity is obviously only being undertaken by those in secure employment and with good levels of equity in their homes” Ms. Whitehead said.

“The North Shore market remains patchy, with no push from buyers.  The time taken to sell a property remains extended, with agents reporting low activity levels.   However, we believe pre-approvals and requests for refinance are on the rise, a possible signal of a pending bounce in the spring market” Ms. Whitehead said.

“Auckland City is characterised by general lack of confidence. Higher quality properties are still faring reasonably well and some good prices are still being achieved when the right buyer finds the right property.  Buyers appear more demanding of quality, and are overlooking properties that have any negatives” Ms. Whitehead said.

“Activity in West Auckland remains subdued and buyers remain cautious, as in other parts of the region. Many home owners are refinancing their existing situation.  Of the homes that are selling, those that are upgraded and well located tend to be the ones that find a buyer” Ms. Whitehead said.

“Activity in the South and South East market also remains subdued.  Values do however appear to be relatively steady with fewer listings and fewer sales. The lower end of the market, sub $300,000, now appears to have become more attractive to investors, reflecting improved yields. But again, buyers remain cautious.  Anecdotally, activity in the $400-600k bracket seems limited. Uncertain economic conditions continue to dampen confidence” Ms. Whitehead said.  

QV’s Residential Price Index is calculated using sales data from the 3 months leading up to the month being reported. It is not the same as the average sales price, which fluctuates in line with the mix of properties selling in upper or lower price brackets. The average sales price for the Auckland region in July was $535,918.

Hamilton

QV’s Residential Price Index for August shows that property values in Hamilton are slowly easing. Unlike most other major centres, Hamilton did not experience significant value recovery from mid to late 2009. Subsequently, values are now 1.5% below the same time last year, and 10.4% below the market peak of 2007, as the graph below illustrates:
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Mr. Richard Allen of QV Valuations said; “For the second consecutive month, all parts of the city experienced declines in residential property values. However, the average sale price for the city actually increased slightly from $352,576 in July to $356,016, which is a reflection of sales composition, rather than a value increase. Traditionally, the onset of spring and early summer results in a lift confidence and mood with an associated surge in sales activity and volume. However, this year it is hard to see where the stimulus is going to come from. It appears that uncertainty in the economic recovery is going to continue to stifle the residential market in Hamilton for some time to come”.

QV’s Residential Price Index is calculated using sales data from the 3 months leading up to the month being reported. It is not the same as the average sales price, which fluctuates in line with the mix of properties selling in upper or lower price brackets.

Tauranga

QV’s Residential Price Index for August shows that property values in Tauranga are beginning to ease. Unlike most other major centres, Tauranga did not see significant value gains in 2009. Subsequently, values are now 0.9% below the same time last year, and 11.3% below the market peak of late 2007 as the graph below illustrates:
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Mr. Shayne Donovan-Grammer of QV Valuations said; “The Tauranga property market is currently experiencing a difficult period. Confidence in the market is lacking and there is no expectation of a short to medium term improvement. The level of activity is as light as any time in recent memory which is creating a build up of listings. Values as a consequence are gently slipping for open market transactions while forced sales are showing considerable discounts”.

“Some listings have sat for quite some time and now run the risk of being over exposed. To sell a home it is imperative to have the property in good presentation, realistically priced and to work hard with buyers to reach a solution” Mr. Donovan-Grammer said.

“Buyers, or people who are building, are doing so more for their own quality of life and housing, rather than looking to make capital gains. At this stage, any hope that the market will hold largely depends on stable interest rates” Mr. Donovan-Grammer said.

QV’s Residential Price Index is calculated using sales data from the 3 months leading up to the month being reported. It is not the same as the average sales price, which fluctuates inline with the mix of properties selling in upper or lower price brackets. The average sales price for Tauranga in July was $410,798.

Wellington
QV’s Residential Price Index for August shows that property values in the Wellington region have continued to decrease, by 2.2% since March this year. In contrast, values increased by 4.4% in the 7 months to March.

Consequently, values now sit 2% above the same time last year, but 5.4% below the market peak of early 2008 as the graph below illustrates:
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Mr. Kerry Buckeridge of QV Valuations said; “The residential property marketing in Wellington is currently characterised by softening values and relatively modest sales volumes. This is a continuation of the general trend established over the last few months”.

“Many agents continue to find it difficult to get sales across the line, as buyers are thin on the ground and being very cautious. Exceptions appear to be home-handyman bargains at the bottom of the market, as well as very good quality properties at the top of the market” Mr. Buckeridge said. 

“At the top end there have been some good sales.  These properties are very well located and of good quality. It appears as though buyers in this segment recognise that properties of this quality do not come to market too often. If they want this type of property, they are acting” Mr. Buckeridge said.

“In more buoyant times, activity is often generated by people upgrading to higher quality homes.  At present, we get the impression that most people are consolidating and paying down existing debt rather than trading up.  In Wellington, this conservative financial stance may be driven by the ongoing cost-cutting and restructuring within the public service sector. Even if there has been no direct effect on individual circumstances, many are playing it safe and battening-down the hatches” Mr. Buckeridge said. 

“We are however just starting to see the early stages of the traditional spring market, with an increase in listings coming to market.  This phenomenon tends to occur every year as the weather begins to improve and we don’t consider this activity to be the beginning of any sustained recovery” Mr. Buckeridge said.

QV’s Residential Price Index is calculated using sales data from the 3 months leading up to the month being reported. It is not the same as the average sales price, which fluctuates inline with the mix of properties selling in upper or lower price brackets. The average sales price for the Wellington region in July was $455,144.

Christchurch

QV’s Residential Price Index for August shows property values in Christchurch have begun to ease for the first time since February, after increasing steadily through 2009.

Consequently, values at the end of August sat 3.2% above the same time last year, and 4.7% below the market peak of 2007 as the graph below illustrates:
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Although there were some early indications of a spring resurgence in Christchurch through August, it remains to be seen what impact the recent major earthquake will have on the residential property market. It will take several months of new data before a trend emerges.

QV’s Residential Price Index is calculated using sales data from the 3 months leading up to the month being reported. It is not the same as the average sales price, which fluctuates in line with the mix of properties selling in upper or lower price brackets. The average sales price for Christchurch in July was $373,264.

Dunedin

QV’s Residential Price Index for August shows that property values in Dunedin have continued to decrease, by 1.8% since March this year. In contrast, values increased by 3.6% in the 7 months to March.

Consequently, values now sit 2.7% above the same time last year, but 5.5% below the market peak of 2008 as the graph below illustrates:
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Mr. Tim Gibson of QV Valuations said; “The property market in Dunedin shows a continuation of the flat to declining growth that has been evident over the winter period. This trend has been evident in all sub-sectors of Dunedin”.

“August has been characterised by fewer listings of residential property and continued low numbers of active buyers in the market. A total of 400 sales were registered within Dunedin city for the month of August, which is a decrease of 13% from the previous month” Mr. Gibson said.

“Well presented dwellings are still moving reasonable quickly, as long as the vendor is realistic and ready to meet current market conditions, and not holding out for values experienced in 2007. The onset of spring has historically seen a period of stronger residential value growth within Dunedin, but this will depend on the number of active buyers in the market substantially improving” Mr. Gibson said.

“Other economic indicators are pointing to a lack of confidence within the property market at present, such as the volume of building consents issued for the month of August. The number issued for August is 9% below the same month in 2009. August 2009 was the time that property values started to experience moderate growth which fuelled the building activity. With the current flat market it is not surprising that building activity has also declined” Mr. Gibson said.

QV’s Residential Price Index is calculated using sales data from the 3 months leading up to the month being reported. It is not the same as the average sales price, which fluctuates in line with the mix of properties selling in upper or lower price brackets. The average sales price for Dunedin in July was $274,485.

	QV RESIDENTIAL PRICE MOVEMENT REPORT - AS AT AUGUST 2010

	 
	 
	 
	 

	City/Region
	August 2010 Property Value Growth %
	July 2010 Property Value Growth %
	August 2010 Average sale price

	 
	 
	(Annual % Change)
	 

	Far North
	-3
	-3.2
	366,423

	Whangarei
	-2.8
	-2.6
	301,724

	Kaipara*
	12.8
	12.3
	325,774

	Rodney
	4.3
	5
	532,851

	   - Hibiscus Coast
	7
	7.3
	539,666

	   - Rodney (North)
	0.6
	1.8
	522,840

	North Shore (A) #
	4.8
	6.6
	592,481

	   - Coastal North Shore
	5.8
	7.7
	655,610

	   - North Shore Onewa
	4.5
	6
	469,218

	   - North Harbour
	3.4
	5
	652,509

	Waitakere (A) #
	4.4
	5.2
	415,731

	Auckland (A) #
	7.9
	8.6
	626,857

	   - Auckland City (Central)
	9.8
	10.5
	581,322

	   - Auckland City (East)
	7.6
	8.5
	760,452

	   - Auckland City (South)
	7.6
	7.8
	550,081

	   - Islands
	10.3
	8.2
	623,846

	Manukau (A) #
	3.7
	4.7
	448,690

	   - Manukau East
	5.2
	6.8
	553,237

	   - Manukau Central
	4.1
	3.9
	344,467

	   - Manukau North West
	1.8
	2.4
	400,341

	Papakura (A) #
	4.2
	4.4
	346,009

	Franklin
	2.3
	2.6
	366,277

	Thames Coromandel
	-2.5
	-1
	428,987

	Hauraki*
	-7.5
	-9
	253,175

	Waikato*
	4.6
	4.7
	302,353

	Matamata Piako
	1.2
	-0.3
	317,311

	Hamilton #
	-1.5
	0.3
	356,016

	   - Hamilton North East
	-0.3
	2.4
	449,603

	   - Central City/North West
	-1.8
	-0.5
	305,648

	   - Hamilton South East
	-2.4
	-1.1
	331,676

	   - Hamilton South West
	-2.2
	0.3
	312,513

	Waipa
	-1.6
	0.9
	308,050

	Otorohanga*
	N/A
	N/A
	N/A

	South Waikato*
	-5.9
	-3.2
	156,971

	Waitomo*
	N/A
	N/A
	N/A

	Taupo
	2.6
	3.7
	340,431

	Western BOP
	4.2
	3.4
	417,846

	Tauranga #
	-0.9
	0.5
	410,798

	Rotorua
	1
	1.4
	283,341

	Whakatane
	-2.6
	-2.7
	312,530

	Kawerau*
	N/A
	N/A
	N/A

	Opotiki*
	N/A
	N/A
	N/A

	Gisborne
	0.3
	0.6
	269,484

	Wairoa*
	N/A
	N/A
	N/A

	Hastings
	1.3
	2.5
	309,811

	Napier #
	3.2
	4.7
	333,079

	Central Hawkes Bay*
	N/A
	N/A
	N/A

	New Plymouth
	3.3
	4.3
	330,859

	Stratford*
	N/A
	-4.7
	N/A

	South Taranaki
	3.2
	5.4
	193,008

	Ruapehu*
	N/A
	-6.1
	N/A

	Wanganui
	4.2
	2.6
	200,261

	Rangitikei*
	N/A
	-2.7
	N/A

	Manawatu
	4.5
	6
	237,325

	Palmerston North #
	1.6
	2.3
	283,186

	Tararua*
	-2.7
	-3.1
	158,310

	Horowhenua
	-1.1
	2.4
	218,986

	Kapiti Coast
	5
	5.7
	349,523

	Porirua (W) #
	2.8
	4.6
	418,117

	Upper Hutt (W) #
	4
	4.3
	345,466

	Hutt (W) #
	4.7
	5.4
	376,125

	Wellington (W) #
	0.5
	1.8
	515,863

	   - Wellington City & Southern Suburbs
	-1.3
	-0.3
	501,941

	   - Eastern Suburbs
	3.1
	3
	569,295

	   - North Wellington
	0.5
	3.1
	465,184

	   - Western Suburbs
	2.5
	3.2
	604,343

	Masterton
	0.2
	0.9
	238,054

	Carterton*
	N/A
	N/A
	N/A

	South Wairarapa*
	2
	4.9
	328,197

	Tasman
	2.1
	4.1
	398,339

	Nelson #
	2.6
	3.1
	371,877

	Marlborough
	-0.3
	0.2
	320,433

	Kaikoura*
	N/A
	N/A
	N/A

	Buller*
	6.8
	13.9
	192,870

	Grey
	-1
	-5
	235,368

	Westland*
	N/A
	N/A
	N/A

	Hurunui*
	N/A
	3.7
	N/A

	Waimakariri
	5.2
	6.5
	316,176

	Christchurch #
	3.2
	4.6
	373,264

	   - East
	2.3
	3.8
	293,075

	   - Hills
	5.3
	6.7
	489,679

	   - Central City and North
	3
	4.6
	455,162

	   - Southwest
	3.2
	4.4
	343,681

	   - Banks Peninsula*
	4.3
	10.1
	406,986

	Selwyn
	2.4
	3.9
	378,556

	Ashburton
	-2.1
	-2.2
	262,650

	Timaru
	1.1
	2.9
	243,710

	MacKenzie*
	N/A
	N/A
	N/A

	Waimate*
	N/A
	N/A
	N/A

	Waitaki
	-1.7
	-2.5
	200,283

	Central Otago
	-2.3
	-1.4
	282,089

	Queenstown Lakes
	-1.5
	-0.2
	578,799

	Dunedin #
	2.7
	3.7
	274,485

	   - Central/Northern City
	1.1
	1.9
	284,916

	   - Peninsular/Coastal Dunedin*
	1.1
	2.6
	234,880

	   - Southern City
	3.5
	3.8
	266,597

	   - Taieri
	5.6
	6.2
	284,701

	Clutha*
	2.9
	2.8
	170,571

	Southland
	0
	3.2
	206,608

	Gore*
	7.8
	4.9
	176,415

	Invercargill #
	3
	5.3
	217,672

	 
	 
	 
	 

	Total NZ
	3.1
	4.1
	409,700

	 
	 
	 
	 

	Auckland Area (A)
	5.9
	6.9
	535,918

	Wellington Area (W)
	2
	3.2
	455,144

	Main Urban Areas #
	4
	5.1
	451,707

	 
	 
	 
	 

	If a City or Region is shown in italics with an * this indicates the values for this area may not be statistically accurate as they are based on a low volume of sales N/A  - indicates that either there were too few sales to report a Property Value Growth % or that

	the data for this period was unavailable

	 
	
	
	 

	The information included in the above table is calculated based on the sales data entered into QV's system in the previous 3 month period. For example, information for the

	period ending June will be calculated based on sales entered between April 1 and June 30.

	
	 

	Property Value Growth is the annual % change in residential property values, calculated using QV's House Price Index methodology. The residential sales entered into QV's

	system in the previous 3   month period are compared to the same period of the

	previous year to identify the annual percentage change in residential property values.

	Average sale prices are calculated based on residential sales entered into QV's system in

	the previous 3 month period. 
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