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Executive Summary

Over the last two years, Airbnb has increasingly become 
the subject of debate regarding its impact on the housing 
market in Australia, particularly in Sydney and Melbourne. 
This debate spans media, private sector and university 
research and is bundled in with a broader discussion around 
deteriorating housing affordability. To date, there has been 
no research undertaken in Australia which has had access 
to detailed Airbnb data. SGS Economics and Planning has 
been commissioned by Airbnb to analyse host data to better 
understand the impact of Airbnb on the housing market in 
Sydney and Melbourne.

Australia’s population has grown rapidly over the last two 
decades, with a large percentage of this growth being 
concentrated in Greater Sydney and Greater Melbourne. 
Since 1990, dwelling prices have grown much faster than 
incomes as well as rental prices. There are a number of 
factors which have contributed to an increase in demand for 
housing and rising prices including strong economic growth, 
falling interest rates, the geographic shift of jobs, tax and 
welfare settings that encourage investment in housing. 

SYDNEY AND MELBOURNE HOUSING MARKETS

Over the last decade, home ownership rates have declined 
while rental rates have increased. Over the same period, 
the proportion of Greater Sydney households living in 
detached houses has declined, while the proportion of 
households living in apartments has increased. This growth 
in apartment dwellings has largely been clustered around 
inner city locations, along public transport corridors, while 
detached housing growth has occurred across the outer 
suburbs. House and unit prices have rapidly increased across 
Greater Sydney over the last decade. Rents have increased 
at a slower rate compared to house prices, reflecting trends 
observed more broadly across Australia. However, in some 
locations, rents have doubled. 

Similarly, home ownership rates have declined in Melbourne 
while rental rates have substantially increased. Again, the 
proportion of Greater Melbourne households living in 
detached houses has declined, while the proportion of 
households living in apartments has increased. Apartment 
growth has primarily been concentrated in Melbourne 
City, while detached housing growth has similarly been 
concentrated in the outer suburbs. House prices have rapidly 
increased across Greater Melbourne over the last decade. 
However, median rents have remained relatively stable for 
both houses and apartments. 

AIRBNB IN SYDNEY AND MELBOURNE

Across Sydney and Melbourne, Airbnb listings represent 
a very small proportion of the total dwelling market. In 
2017, there were approximately 25,000 listings that hosted 
guests in Sydney and 14,500 in Melbourne. Of these, 15,200 
were entire homes/ apartments in Sydney and 8,500 in 
Melbourne. This represents 0.9 per cent of all dwellings in 
Sydney and 0.5 per cent of all dwellings in Melbourne (refer 
to Table 1). 

GREATER 
SYDNEY

GREATER 
MELBOURNE

Total Dwellings 1,775,700 1,597,400

Number of listings that 
hosted guests

25,000 14,500

Listings that hosted 
guests (entire homes/ 
apartments)

15,200 8,500

Listings as a proportion 
of all dwellings

0.9% 0.5%

TABLE 1: AIRBNB LISTINGS AS A PROPORTION OF TOTAL 
DWELLINGS 

Source: SGS Economics and Planning, 2018 using Airbnb, 2018 and 
Australian Bureau of Statistics, 2016
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By way of comparison, the 2016 Census identified 136,000 
unoccupied private dwellings across Greater Sydney (7.3 
per cent of all dwellings) and 167,500 unoccupied private 
dwellings across Greater Melbourne (9.1 per cent of all 
dwellings)1.

The majority of listings on Airbnb are entire homes or 
apartments2. Airbnb listings are spread across Greater Sydney 
and Greater Melbourne, however there is a concentration 
in the eastern half of Sydney, near the coast and CBD, and in 
the inner city of Melbourne. 

The average nightly price for an entire home/ apartment 
on Airbnb in Greater Sydney is $150, compared to $59 for a 
private room and $39 for a shared room. This compares to 
$125 for an entire home/ apartment in Greater Melbourne, 
compared to $49 for a private room and $34 for a shared 
room.

The number of trips (i.e. guests staying in Airbnb properties) 
has increased, particularly in Sydney Inner City3 and 
Melbourne City4. While popularity has increased, average 
nightly prices have remained steady. Median earnings of 
Airbnb hosts has remained relatively stable across Greater 
Sydney and slightly declined across Greater Melbourne. 

The hosting rate of Airbnb listings in Greater Sydney and 
Greater Melbourne are less than 50 per cent, on average. 
This means that each listing has a less than 50 per cent 
chance of being booked compared to availability. 

In 2017, of the listings that hosted guests, the median nights 
hosted per listing in 2017 was 20 nights across Greater 
Sydney and 66 nights across Greater Melbourne. In Sydney, 
almost 60 per cent of listings host guests for between one 
and 30 nights per year and only 10 per cent host guests for 
more than 180 nights per year. In Melbourne, over 35 per 
cent of listings host guests for between one and 30 nights 
per year and approximately 27 per cent of listings host guests 
for more than 180 nights per year. 

AIRBNB IN CONTEXT

Broadly, in Sydney and Melbourne, it is not financially 
beneficial to host a property on Airbnb instead of renting to a 
long term tenant. In only a small number of cases, it is more 
profitable to list a property on Airbnb full time rather than on 
the rental market. With the exception of Melbourne City, it 
appears that renting has higher expected takings over a time 
period of a standard lease agreement. This does not take into 
consideration the additional costs associated with hosting on 
Airbnb including furnishing the listing, utilities and cleaning 
which, once considered, would make hosting on Airbnb less 
financially advantageous. 

Hotel accommodation occupancy rates are high, particularly 
in Sydney and Melbourne, which potentially suggests there 
is a gap in supply across the tourism accommodation market. 
Airbnb nightly prices are, on average, cheaper than hotel 
prices. 

Based on this analysis, the impact of Airbnb on the housing 
markets in Sydney and Melbourne appears to be minimal. 
The housing markets in Sydney and Melbourne have 
experienced substantial growth in house prices, and to a 
lesser extent rental prices, over the last two decades. This 
growth has been driven by a number of factors including 
population growth, interest rates and tax incentives which 
drive investment. 

Airbnb has grown in popularity over the last five years. 
However, Airbnb listings are only likely to be rented 50 per 
cent of the time that they are available, and it is considered 
to be more financially stable for a property owner to list a 
property on the long term rental market than on Airbnb. It 
is likely that Airbnb has a greater role in addressing a gap in 
the tourist accommodation market, more so than any impact 
of the availability of rental accommodation in Sydney and 
Melbourne. 

1See https://www.sgsep.com.au/publications/why-was-no-one-home-census-night 
2An entire home/ apartment includes all fully self-contained spaces e.g. homes, apartments (incl. studios) and granny-flats
This includes both primary places of residence as well as non-primary places of residence (such as a holiday home or secondary dwelling).
3Sydney Inner City (SA3 11703) incorporates Sydney CBD, Potts Point, Darlinghurst, Ultimo, Glebe, Camperdown, Chippendale, Surry Hills, Waterloo, Alexandria, Zetland and Rosebery
4Melbourne City (SA3 20604) incorporates Melbourne CBD, Southbank, East Melbourne, Carlton, North Melbourne, Parkville, Kensington and Flemington. 

https://www.sgsep.com.au/publications/why-was-no-one-home-census-night
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Introduction

Over the last two years, Airbnb has 
increasingly become the subject 
of debate regarding its impact on 
the housing market in Australia, 

particularly in Sydney and 
Melbourne.



7What impact does Airbnb have on the Sydney and Melbourne housing markets?

CHAPTER 1: INTRODUCTION

RISE OF AIRBNB BENEFITS AND IMPACTS

Over the past two decades there has been a debate around 
the causes and effects of deteriorating housing affordability 
in Australia. Over the last two years, Airbnb has increasingly 
become the subject of debate regarding its impact on the 
housing market in Australia, particularly in Sydney and 
Melbourne. This debate spans media, private sector and 
university research. 

The major argument is around the impact of Airbnb on the 
private housing market5 with concern that it is increasing the 
incentive for investment, reducing availability of long term 
rental properties and pushing up rental prices. These debates 
have been observed worldwide. 

More recently, there has been discussion as to the profile of 
hosts, with concern that Airbnb hosts are property managers 
with a portfolio of properties making significant profits6. 

Research continues to focus on the potential impact of 
Airbnb7, however this research has involved scraping of 
the Airbnb website which has its limitations. Scraped data 
includes Airbnb listings that have never hosted guests and 
duplicate listings. To date, there has been no research 
undertaken in Australia which has had access Airbnb data. 

SGS Economics and Planning (SGS) has been commissioned 
by Airbnb to analyse host data to better understand the 
impact of Airbnb on the housing market in Sydney and 
Melbourne. This report focuses on identifying:

 ― The share of properties that are on Airbnb. 
 ― The share of properties which might not be available for 

private rental.
 ― The impact on rent and home prices in areas with large 

number of Airbnb listings. 
 ― The relationship between additional housing supply and 

the presence of Airbnb. 
 ― The relationship between the supply of Airbnb and hotel 

and other forms of tourist accommodation.

This research is timely as the governments across Australia 
are considering policy responses to the rise of Airbnb. 
On 5 June 2018, the NSW Minister for Planning and the 
Minister for Better Regulation and Innovation announced 
new regulations for short-term holiday letting across NSW. 
The new regulations which are expected to be introduced 
include: 

 ― Allowing short-term holiday letting as exempt 
development 365 days per year when the host is present

 ― When the host is not present, a limit for hosts to rent 
out properties via short-term holiday letting of 180 days 
in Greater Sydney, with 365 days allowed in all other 
areas of New South Wales

 ― Councils outside Greater Sydney having the power to 
decrease the 365 day threshold to no lower than 180 
days per year

 ― Certain planning rules will apply to properties on 
bushfire prone land; and

 ― Rules around neighbourhood amenity, including a 
mandatory Code of Conduct8.

This new policy has not yet been implemented.

THIS REPORT

This report is structured as follows:

 ― Section 2 summarises some of the high level factors 
impacting both the rental and ownership markets in 
Australia over the last 10-15 years

 ― Section 3 and Section 4 explore some of the trends in 
both the rental and ownership markets in Sydney and 
Melbourne over the last 10 to 15 years. 

 ― Section 5 and Section 6 analyse Airbnb host data for 
Greater Sydney and Greater Melbourne including the 
number of listings and where they are concentrated, 
average prices and occupancy rates

 ― Section 7 draws together the analysis of Airbnb data and 
trends in the housing market to better understand the 
role of Airbnb in the housing market. 

5See http://insideairbnb.com/sydney/ and http://insideairbnb.com/melbourne/ 
6See https://www.domain.com.au/news/australias-top-airbnb-host-made-53-million-in-the-last-year-20171124-gzsgg4/ and http://mobile.abc.net.au/news/2018-02-23/entire-homes-commercial-listings-have-
surged-on-airbnb/9473368?pfmredir=sm&sf182827679=1 
7See https://cityfutures.be.unsw.edu.au/research/projects/technological-disruption-private-housing-markets-case-airbnb/ 
8NSW Department of Planning and Environment, 2018, https://www.planning.nsw.gov.au/News/2018/Short-term-holiday-letting-plan-a-win-win

http://insideairbnb.com/sydney/
http://insideairbnb.com/melbourne/
https://www.domain.com.au/news/australias-top-airbnb-host-made-53-million-in-the-last-year-20171124-gzsgg4/
http://mobile.abc.net.au/news/2018-02-23/entire-homes-commercial-listings-have-surged-on-airbnb/9473368?pfmredir=sm&sf182827679=1
http://mobile.abc.net.au/news/2018-02-23/entire-homes-commercial-listings-have-surged-on-airbnb/9473368?pfmredir=sm&sf182827679=1
https://cityfutures.be.unsw.edu.au/research/projects/technological-disruption-private-housing-markets-case-airbnb/
https://www.planning.nsw.gov.au/News/2018/Short-term-holiday-letting-plan-a-win-win
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QUALIFICATIONS

This analysis has been undertaken using data provided directly to SGS by Airbnb. 
There are a number of unique terms related to this data that are referenced 
throughout this report. These are defined below.  

TERM DEFINITION
Entire home/ 
apartment

All fully self-contained spaces which includes entire 
homes, entire apartments including studios and granny-
flats. This includes both primary places of residence 
as well as non-primary places of residence (such as a 
holiday home or secondary dwelling).

Trip A booking that has occurred. Not all bookings turn into 
trips due to cancellations.

Guest A person who stays at an Airbnb listing regardless of 
whether they’re an Airbnb account holder or not.

Host An Airbnb user account that offers accommodation to 
guests. There are more listings than hosts as hosts can 
have multiple listings, but a listing can only be offered by 
a single host.

Listing A single space offered by a host. This can include entire 
homes or apartments, private rooms, or shared rooms 
as well as licensed and traditional accommodation 
providers, such as boutique hotels and B&Bs.

Unique Hosts who 
Hosted

The number of Airbnb host user accounts that hosted 
any number of guests for any number of nights.

Unique Listings that 
Hosted Guests

The number of Airbnb listings that accommodated any 
number of guests for any number of nights.

Host earnings The total amount the host receives (excludes the service 
fee charged by Airbnb). 

Nights The total number of nights listings had any number of 
guests.

Average nightly price Average over all listings of the total paid by the guests 
for trips. 

This research has focused exclusively on Greater Sydney and Greater Melbourne. This analysis has not 
covered properties which are rented on HomeAway (formerly Stayz) or other sharing platforms and 
does not capture other Australian cities. 

The report focuses on the trends across two SA3s9: Sydney Inner City and Melbourne City due to 
the concentration of listings in these locations. These SA3s closely represent the inner city of both 
metropolitan areas:

 ― Sydney Inner City (SA3 11703) incorporates Sydney CBD, Potts Point, Darlinghurst, Ultimo, Glebe, 
Camperdown, Chippendale, Surry Hills, Waterloo, Alexandria, Zetland and Rosebery (refer to 
Figure 1).

 ― Melbourne City (SA3 20604) incorporates Melbourne CBD, Southbank, East Melbourne, Carlton, 
North Melbourne, Parkville, Kensington and Flemington (refer to Figure 1).

9Statistical Areas Level 3 (SA3) are geographical areas defined by the Australian Bureau of Statistics. They generally have a population of between 30,000 and 130,000 people.
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FIGURE 1: SA3 BOUNDARIES FOR SYDNEY INNER CITY AND MELBOURNE CITY

Source: SGS Economics and Planning, 2018

Each SA3 is unique and has a different narrative around the growth of Airbnb. There may be small pockets within each SA3 where the averages might not apply (ecological fallacy10). 

Naturally, the analysis of data will not capture any issues relating to the Airbnb guests and their potential impact on neighbours. These issues are the subject of proposed restrictions to be 
introduced across NSW and Victoria. 

In NSW, the Government is seeking to introduce a regulatory framework to address instances of anti-social behaviour which impact on neighbourhood amenity by establishing a Code of 
Conduct. A “two-strikes-and-you’re-out” system is proposed11. In Victoria, the Government has recently established laws for strata buildings which includes a “three-strikes-and-you’re-out” 
system12.

10Ecological fallacy relates to the interpretation of statistical data where inferences about the nature of individuals are deduced from inference for the group to 
which those individuals belong.
11Refer to Fair Trading Amendment (Short-term Rental Accommodation) Bill 2018
12Refer to Owners Corporations Amendment (Short-stay Accommodation) Act 2018 
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Australian 
Housing Market

Since 1990, dwelling prices have 
grown much faster than incomes.

Dwelling prices have also grown 
much faster than rental prices.
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CHAPTER 2: AUSTRALIAN HOUSING MARKET

This section summarises some of the factors impacting 
both the rental and ownership markets in Australia 
over the last 10-15 years including population growth, 
change in house prices and rental prices and broader 
drivers of housing demand. 

Figure 3 (overleaf) outlines some of the factors influencing 
housing demand, supply and affordability was adapted by the 
National Housing Supply Council from a report prepared by 
the Productivity Commission. This highlights the complex and 
dynamic nature of housing, demand, supply and affordability. 
Some of these factors are discussed below.  

AUSTRALIA’S POPULATION HAS GROWN 
RAPIDLY OVER THE LAST TWO DECADES. 
MUCH OF THIS GROWTH HAS BEEN 
CONCENTRATED IN GREATER SYDNEY AND 
GREATER MELBOURNE. 

Underlying housing demand is largely a function of 
population growth and demographic change. Population 
growth consists of natural increase, net overseas migration 
and net interstate migration. 

Australia’s population has grown from 19.3 million people in 
2001 to 24.6 million people in 2017 (an additional 5.3 million 
people in 16 years, or 330,000 people per annum). 

Much of this growth has been concentrated in Greater 
Sydney and Greater Melbourne. During this period, Greater 
Sydney has accommodated an additional 1.0 million people, 
and Greater Melbourne has accommodated an additional 
1.3 million people. Annual population growth has been 
increasing (refer to Figure 2). 
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FIGURE 2: ANNUAL POPULATION GROWTH, GREATER SYDNEY AND GREATER MELBOURNE, 2002-2017

Source: SGS Economics and Planning, 2018 using Australian Bureau of Statistics, 2017
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FIGURE 3: SOME FACTORS INFLUENCING HOUSING DEMAND, SUPPLY AND AFFORDABILITY

Source: Productivity Commission and NHSC, 2009
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FIGURE 4: DWELLING PRICES VS FULL TIME EARNINGS, 1970-
2017

FIGURE 5: HOUSING PRICES VS RENTS, 1997-2017
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Source: Daly et al., 2018. 
Real dwelling prices and full-time weekly earnings index 1970 = 100. 
Data for 1970 to 2010 is from Yates, 2011. Data from 2010 is six 
monthly growth in residential property price index from ABS 2018, 
deflated by the CPI. Earnings data is full time ordinary time earnings 
from ABS, 017, deflated by CPI. 

Source: Daly et al., 2018
Notes: Nominal index 1997 = 100. Nominal house price growth from 
Bank for International Settlements, 2017, ABS 2018 and ABS 2017. 
Wage price index excludes bonuses. Rents in the CPI are stratified 
according to location, type and size. 

DWELLING PRICES HAVE ALSO GROWN 
MUCH FASTER THAN RENTAL PRICES.

As illustrated in Figure 5, rents have increased broadly in 
line with wages. Dwelling prices have risen faster than rents 
due to low interest rates and tax changes which have made 
owning dwellings more attractive (Daley et. al 2018). 
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THERE ARE A NUMBER OF FACTORS WHICH 
HAVE CONTRIBUTED TO AN INCREASE IN 
DEMAND FOR HOUSING AND RISING PRICES. 

Housing need and affordability arise from the complex 
interaction of economic growth and demographic effects 
(population and household growth) with the existing housing 
supply and the capacity of the housing market to respond to 
changing demand. 

Figure 3 illustrates some of the factors influencing housing 
demand, supply and affordability. Additional factors affecting 
housing affordability could also include:

 ― Travel time and the economic, social and environmental 
costs related to accessing work, community services and 
recreation,  

 ― Recurrent costs of operating and maintaining the 
housing, and 

 ― The recurrent costs of housing infrastructure and 
housing-related service provision. 

There is significant interplay between the demand and 
supply side of housing markets.  Changing needs and tastes 
can shape the type and quality of dwellings that are built. 
The existing stock also influences aspirations and hence 
peoples’ willingness to pay for different types of housing and 
for housing in different locations. New supply is assumed to 
reflect demand, but industry economics and government 
incentives can also influence the type of new housing 
supplied.

SINCE 1990, DWELLING PRICES HAVE 
GROWN MUCH FASTER THAN INCOMES.

Over the past 20 years, dwelling prices across Australia 
have risen much faster than incomes (refer to Figure 4). 
The Grattan Institute (Daley, Coates, and Wiltshire 2018) 
has identified that rising dwelling prices are primarily due 
to rising land values, not construction costs. Dwelling prices 
have grown much faster in areas closer to city centres due to 
the accessibility of these locations to employment. 
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Similarly, Daley et. al (2018) have identified factors that have 
increased demand for housing and contributed to rising 
house prices: 

 ― Strong economic growth and rising household incomes
 ― Falling interest rates and more readily available credit
 ― The geographic shift of jobs – and therefore demand 

for accommodation – towards large capital cities, 
particularly their centres

 ― Tax and welfare settings encouraging home-ownership, 
including first-home buyers assistance, and the exclusion 
of family homes from capital gains tax, Age Pension 
assets test, and state land tax

 ― Tax settings encouraging investment in housing, 
particularly the capital gains tax discount and negative 
gearing arrangements

 ― Tax settings that discourage downsizing
 ― High rates of immigration
 ― More foreigners responding to global economic factors 

by investing in Australian housing
 ― A self-reinforcing cycle of increased prices and leverage.

ADDITIONALLY, THE NUMBER OF VACANT 
DWELLINGS OR UNOCCUPIED DWELLINGS 
HAS NOT INCREASED. 

Since the release of the 2016 Australian Census of Population 
and Housing data, the number of unoccupied dwellings 
recorded on Census night has attracted a great deal of 
attention13. On Census night there were over one million 
dwellings unoccupied across Australia. This is 11.2 per 
cent of all dwellings. Investors intentionally leaving homes 
unoccupied in capital cities and the rise of Airbnb were 
blamed by some for this large number of unoccupied homes.

However, analysis by SGS Economics and Planning14  
identified that the 11.2 per cent of unoccupied dwellings is 
only 0.5 percentage points higher than the 2011 Census. The 
percentage of unoccupied dwellings has been trending up 
since 2001, but unoccupied dwellings have consistently made 
up around 10 per cent of dwellings over the past 35 years.

Unoccupied dwellings were also much more common in 
regional areas than in inner city locations. For example, 
regional parts of South Australia and Tasmania, had over 30 
per cent of dwellings unoccupied on Census night. While 
inner Sydney and Melbourne have rates below of 7.3 per 
cent and 9.1 per cent respectively.

13https://architectureau.com/articles/one-in-six-new-homes-unoccupied-2016-census-suggests/
14See https://www.sgsep.com.au/publications/why-was-no-one-home-census-night

https://architectureau.com/articles/one-in-six-new-homes-unoccupied-2016-census-suggests/
https://www.sgsep.com.au/publications/why-was-no-one-home-census-night
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Sydney Housing 
Market

Rents have increased at a slower 
rate compared to house prices, 

reflecting trends observed 
across Australia. 
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CHAPTER 3: SYDNEY HOUSING MARKET

This section explores some of the trends in both the 
rental and ownership markets in Sydney over the 
last 10-15 years including trends in dwelling mix and 
development, ownership and rental prices and trends 
in home ownership. 

THE PROPORTION OF GREATER SYDNEY 
HOUSEHOLDS LIVING IN DETACHED HOUSES 
IS DECLINING, WHILE THE PROPORTION OF 
HOUSEHOLDS LIVING IN APARTMENTS IS 
INCREASING.

The majority (56 per cent) of Greater Sydney households live 
in detached houses, compared to just under a third (29 per 
cent) who live in apartments. However, within the inner city 
of Sydney, 76 per cent of households live in apartments, and 
only two per cent live in detached dwellings (refer to Figure 
6). 

FIGURE 6: DWELLING TYPE MIX GREATER SYDNEY VS SYDNEY INNER CITY, 2001-2016

Source: SGS Economics and Planning based on 2001 to 2016 ABS Census data.
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Analysis of housing growth between 2001 and 2016, 
highlights these patterns. Over this period, a high proportion 
of new dwellings have been developed in the Sydney Inner 
City and these have primarily been apartments (refer to 
Figure 7). Across the eastern half of Sydney, growth has 
primarily been in apartments. The more suburban areas 
have experienced growth in detached houses. Sydney has 
more dispersed patterns of medium and high density housing 
compared to other Australian cities with new development 
spread across a wide area. 
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THIS GROWTH IN APARTMENT DWELLINGS 
HAS LARGELY BEEN CLUSTERED AROUND 
INNER CITY LOCATIONS, NEAR PUBLIC 
TRANSPORT CORRIDORS, WHILE DETACHED 
HOUSING GROWTH HAS OCCURRED ACROSS 
THE OUTER SUBURBS. 

Analysis of housing growth between 2001 and 2016, 
highlights these patterns. Over this period, a high proportion 
of new dwellings have been developed in the Sydney Inner 
City and these have primarily been apartments (refer to 
Figure 7). Across the eastern half of Sydney, growth has 
primarily been in apartments. The more suburban areas 
have experienced growth in detached houses. Sydney has 
more dispersed patterns of medium and high density housing 
compared to other Australian cities with new development 
spread across a wide area. 

FIGURE 7: DISTRIBUTION OF NET DWELLING CHANGE, SYDNEY, 2001-2016

Source: SGS Economics and Planning based on 2001 to 2016 ABS Census data.
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HOUSE AND UNIT PRICES HAVE RAPIDLY INCREASED ACROSS GREATER 
SYDNEY OVER THE LAST DECADE.

The greatest increase in house prices has been observed in the eastern parts of Greater Sydney 
including the Eastern Suburbs (where the median dwelling price is almost $2.5 million) and 
Northern Sydney and Hornsby, which are the most accessible locations to the Sydney CBD 
where employment is concentrated. The other locations with particularly high house prices are 
Northern Beaches, Inner West, Ryde and City and Inner South (refer to Figure 8). 

Similar patterns have been observed across units with the eastern half of Greater Sydney having 
the highest prices and growing more rapidly (refer to Figure 9).
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FIGURE 9: MEDIAN UNIT PRICES ACROSS SYDNEY

Source: SGS Economics and Planning, 2018 using CoreLogic, 2017 

FIGURE 8: MEDIAN DWELLING PRICES ACROSS SYDNEY

Source: SGS Economics and Planning, 2018 using CoreLogic, 2017 
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FIGURE 11: MEDIAN RENT FOR UNITS ACROSS GREATER SYDNEY

Source: SGS Economics and Planning, 2018 using CoreLogic, 2017 

RENTS HAVE INCREASED AT A SLOWER RATE 
COMPARED TO HOUSE PRICES, REFLECTING 
TRENDS OBSERVED ACROSS AUSTRALIA. 
HOWEVER, IN SOME LOCATIONS, RENTS 
HAVE DOUBLED. 

The locations where median rent prices have increased by 
the largest dollar value are locations where house prices 
have increased at the highest rate, being Eastern Suburbs, 
Northern Beaches and North Sydney and Hornsby (refer 
to Figure 10). In these locations, rents have doubled from 
around $500 per week to over $1,000 per week over the last 
decade. 

Median rent prices for units have followed a similar pattern, 
increasing from around $300 per week to over $600 per 
week (refer to Figure 11).

FIGURE 10: MEDIAN RENT FOR HOUSES ACROSS GREATER SYDNEY

Source: SGS Economics and Planning, 2018 using CoreLogic, 2017 
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HOME OWNERSHIP RATES ARE DECLINING AND RENTAL RATES ARE 
INCREASING.

The proportion of dwellings which are fully owned across Greater Sydney has declined over the last 
decade. While the proportion of dwellings being purchased has remained relatively consistent, the 
proportion of properties being rented has increased (refer to Figure 12). 
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FIGURE 12: TENURE OF DWELLINGS IN GREATER SYDNEY

Source: SGS Economics and Planning 2018, using Australian Bureau of Statistics, 2006; Australian Bureau of 
Statistics, 2011; Australian Bureau of Statistics, 2016
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Melbourne 
Housing Market

Median rents have remained 
relatively stable for houses and 

apartments. 
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CHAPTER 4: MELBOURNE HOUSING MARKET

This section explores some of the trends in both the 
rental and ownership markets in Melbourne over the 
last 10-15 years including trends in dwelling mix and 
development, ownership and rental prices and trends 
in home ownership. 

SIMILAR TO SYDNEY, THE PROPORTION OF 
GREATER MELBOURNE HOUSEHOLDS LIVING 
IN DETACHED HOUSES IS DECLINING, WHILE 
THE PROPORTION OF HOUSEHOLDS LIVING 
IN APARTMENTS IS INCREASING.

The majority (68 per cent) of Greater Melbourne households 
live in detached houses, compared to only 15 per cent who 
live in apartments. However, within Melbourne city, 84 per 
cent of households live in apartments, and only three per 
cent live in detached dwellings (refer to Figure 13). 

FIGURE 13: DWELLING TYPE MIX GREATER MELBOURNE VS MELBOURNE CITY, 2001-2016

GREATER MELBOURNE MELBOURNE CITY (SA3)

Source: SGS Economics and Planning based on 2001 to 2016 ABS Census data.
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APARTMENT GROWTH HAS PRIMARILY 
BEEN CONCENTRATED IN MELBOURNE 
CITY, WHILE DETACHED HOUSING GROWTH 
HAS BEEN CONCENTRATED IN THE OUTER 
SUBURBS. 

Analysis of housing growth between 2001 and 2016 across 
Melbourne has identified that apartment growth has been 
largely clustered around inner city locations near public 
transport, while detached housing remained concentrated 
in outer growth corridors. Apartment activity over the time 
period was largely concentrated around inner city suburbs. 

FIGURE 14: DISTRIBUTION OF NET DWELLING CHANGE, MELBOURNE, 2001-2016

Source: SGS Economics and Planning based on 2001 to 2016 ABS Census data.
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HOUSE PRICES HAVE RAPIDLY INCREASED 
ACROSS GREATER MELBOURNE OVER THE 
LAST DECADE.

The greatest increase in house prices has been observed in 
the Inner East, Inner South and Inner Melbourne. Across the 
Inner East of Melbourne, median house prices have increase 
from $0.2 million to $1.4 million (refer to Figure 15).  

Similar patterns have been observed across units (refer to 
Figure 16).

FIGURE 15: MEDIAN HOUSE PRICES ACROSS GREATER MELBOURNE

Source: SGS Economics and Planning, 2018 using CoreLogic, 2017 

FIGURE 16: MEDIAN UNIT PRICES ACROSS GREATER MELBOURNE

Source: SGS Economics and Planning, 2018 using CoreLogic, 2017 
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HOWEVER, MEDIAN RENTS HAVE REMAINED 
RELATIVELY STABLE FOR HOUSES AND 
APARTMENTS. 

The locations where median rent prices are highest are the 
locations where house prices are highest, being the inner 
suburbs of Melbourne (refer to Figure 17). In these locations, 
rents have increased from around $300 per week to over 
$550 per week over the last decade. 

Median rent prices for units have followed a similar pattern, 
increasing from around $250 per week to $400 per week 
(refer to Figure 18).

FIGURE 17: MEDIAN RENT FOR HOUSES ACROSS GREATER MELBOURNE

Source: SGS Economics and Planning, 2018 using CoreLogic, 2017 

FIGURE 18: MEDIAN RENT FOR UNITS ACROSS GREATER MELBOURNE

Source: SGS Economics and Planning, 2018 using CoreLogic, 2017 
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HOME OWNERSHIP RATES HAVE DECLINED WHILE RENTAL RATES HAVE 
SUBSTANTIALLY INCREASED. 

The proportion of dwellings which are fully owned across Greater Melbourne has declined over the 
last decade. This has been accompanied by a similar increase in the proportion of properties being 
rented (refer to Figure 19). 
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FIGURE 19: TENURE OF DWELLINGS IN GREATER MELBOURNE

Source: SGS Economics and Planning 2018, using Australian Bureau of Statistics, 2006; Australian Bureau of 
Statistics, 2011; Australian Bureau of Statistics, 2016
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Airbnb in Sydney

The majority of listings hosted 
for 30 nights or less per year.
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CHAPTER 5: AIRBNB IN SYDNEY

This section analyses Airbnb host data for Greater Sydney including the number of listings and where they are 
concentrated, average prices and hosting rates.

AIRBNB LISTINGS REPRESENT A SMALL PROPORTION OF THE TOTAL DWELLING MARKET. 

In 2017, there were, 25,000 listings on Airbnb across Greater Sydney that hosted guests15, of which 15,200 were entire homes 
or apartments. The entire homes or apartment listings represent 0.9 per cent of total dwellings across Greater Sydney.

THE MAJORITY OF LISTINGS ARE ENTIRE HOMES OR APARTMENTS

Entire homes or apartments represent 60 per cent of Airbnb listings in Greater Sydney, compared with 38 per cent private 
rooms and one per cent shared rooms (refer to Figure 20). The following analysis generally focuses on entire homes/ 
apartments as these compromise the majority of listings. 

60%

38%

1%
En�re home/apartment
Private room
Shared room

FIGURE 20: SHARE OF AIRBNB ROOM TYPES IN SYDNEY

Source: SGS Economics and Planning, 2018 using data provided by 
Airbnb, 2018

15The number of active listings on Aribnb is higher than the number that hosted guests as not all listings host guests. For example, in December 2017, there were 31,600 active listings on Airbnb across Greater 
Sydney.
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FIGURE 21: AVERAGE MONTHLY LISTINGS THAT HOSTED ON AIRBNB IN GREATER SYDNEY FOR 2017

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018

AIRBNB LISTINGS ARE SPREAD ACROSS 
GREATER SYDNEY, HOWEVER THE MAJORITY 
OF LISTINGS ARE CONCENTRATED IN THE 
EASTERN HALF OF SYDNEY. 

The majority of Airbnb listings which hosted guests in 2017 
were concentrated in eastern Sydney including near the 
inner city, inner west, eastern suburbs, lower north shore 
and northern beaches (refer to Figure 21). These are vibrant 
locations where jobs and dwellings are located, as well as 
a number of tourist attractions including Sydney Harbour, 
Manly and Bondi Beach. 
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THE AVERAGE NIGHTLY PRICE FOR AN 
ENTIRE HOME/ APARTMENT ON AIRBNB IN 
GREATER SYDNEY IS $150, COMPARED TO 
$59 FOR A PRIVATE ROOM AND $39 FOR A 
SHARED ROOM. 

Average prices vary from $90 per night to $300 per night 
across Greater Sydney (refer to Figure 22). The locations with 
the greatest number of listings in Greater Sydney have an 
average price of $140 to $175 per night for an entire home/ 
apartment (refer to Figure 22). 

FIGURE 22: AVERAGE NIGHTLY PRICE ENTIRE HOME/APARTMENT, GREATER SYDNEY. 2017

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: where there are less than 10 listings in an SA3, price data is not available. 
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THE NUMBER OF INBOUND TRIPS HAS 
INCREASED, PARTICULARLY IN SYDNEY 
INNER CITY. 

The number of inbound trips (bookings which evolved into 
trips) has increased across Greater Sydney, with the greatest 
increase in Sydney Inner City (refer to Figure 23). 
Each dot represents the results for a single month and SA3 
(where data is available) with Sydney Inner City highlighted 
in green. The grey lines show the average of all SA3s and its 
trend over time while the green lines show the same but for 
Sydney Inner City only.

FIGURE 23: INBOUND TRIPS (ENTIRE HOUSE/APARTMENT) – SYDNEY 

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: trends for Sydney Inner City SA3 are shown in green
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WHILE POPULARITY HAS INCREASED, 
AVERAGE NIGHTLY PRICES HAVE REMAINED 
STEADY.

Since 2012, average nightly prices for entire house/ 
apartments has remained steady across Greater Sydney 
(refer to Figure 24). 

Each dot represents the results for a single month and SA3 
(where data is available) with Sydney Inner City highlighted 
in green. The grey lines show the average of all SA3s and its 
trend over time while the green lines show the same but for 
Sydney Inner City only.

FIGURE 24: AVERAGE NIGHTLY PRICE (ENTIRE HOUSE/APARTMENT) – SYDNEY 

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: trends for Sydney Inner City SA3 are shown in green
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MEDIAN ANNUAL AIRBNB HOST EARNINGS 
HAS REMAINED RELATIVELY STABLE.

Median annual earnings of hosts who hosted guests (as 
distinct from hosts who listed their property but did not host 
guests) across Sydney has increased slightly from $5,100 in 
2014 to $5,200 in 2017 (refer to figure 25).

FIGURE 25: MEDIAN ANNUAL EARNINGS PER HOST THAT 
HOSTED GUESTS – SYDNEY 

Source: SGS Economics and Planning, 2018 using data provided by 
Airbnb, 2018
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THE MAJORITY OF LISTINGS HOST GUESTS 
FOR 30 NIGHTS OR LESS PER YEAR. 

The number of nights an Airbnb hosted guests per year 
across Greater Sydney is detailed in Figure 26. The median 
nights hosted per year has increased from 18 nights to 20 
nights per year. 

In terms of distribution, of the listings that have hosted 
guests, almost 60 per cent of listings host guests for between 
one and 30 nights per year. Only 10 per cent host guests for 
more than 180 nights per year. This is less than 2,500 listings 
across Greater Sydney. 

At an average rental price of $480 per week across Greater 
Sydney and an average nightly price of $150, an Airbnb listing 
would need to be rented out for almost 170 nights per year 
in order to draw in the same income as a rental property. 
This does not take into account any additional expenses 
associated with maintaining an Airbnb listing including 
furnishing, utilities and cleaning etc. which would increase 
this number to substantially more than 170 days.

FIGURE 26: NIGHTS HOSTED PER LISTING THAT HOSTED GUESTS (ENTIRE HOUSE/APARTMENT) – SYDNEY

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: Typical nights hosted is the median value for total nights hosted per listing during the one-year study period.
Note: distribution includes only listings with a year of tenure on the Airbnb platform
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THE HOSTING RATE OF AIRBNB LISTINGS IN 
GREATER SYDNEY IS LESS THAN 50 PER CENT, 
ON AVERAGE.

A hosting rate has been calculated comparing the number 
of active listings in each location and how often it is booked. 
This analysis found that the hosting rate is less than 50 per 
cent across Greater Sydney. In locations where there are the 
greatest number of properties, this is lower (refer to Figure 
27). This may be due to competition in these markets, as well 
as the quality of the listings on offer and availability. This is 
likely to vary in each location.

FIGURE 27: HOSTING RATE – SYDNEY 

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: Bars are sized by average unique listings that hosted guests.

0.0 0.1 0.2 0.3 0.4 0.5 0.6 0.7 0.8

Average Lis�ng Hos�ng Rate

Fairfield
Blacktown

Liverpool
Auburn

Carlingford
Penrith

Baulkham Hills
Hurstville

Campbelltown (NSW)
Bankstown
Canterbury

Merrylands - Guildford
Parrama�a

Gosford
Cronulla - Miranda - Caringbah

Kogarah - Rockdale
Dural - Wisemans Ferry

Hornsby
Sydney Inner City

Pennant Hills - Epping
Ryde - Hunters Hill

Canada Bay
Strathfield - Burwood - Ashfield

Marrickville - Sydenham - Peter..
Botany

Sutherland - Menai - Heathcote
Leichhardt

Pi�water
Ku-ring-gai

North Sydney - Mosman
Chatswood - Lane Cove

Manly
Eastern Suburbs - North
Eastern Suburbs - South

Warringah

Average Unique Lis�ngs that 
Hosted Guests

11
500

1,000
1,500
1,931



36What impact does Airbnb have on the Sydney and Melbourne housing markets?

Airbnb in Melbourne

The number of inbound trips 
has increased substantially in 

Melbourne City. 
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CHAPTER 6: AIRBNB IN MELBOURNE 

This section analyses Airbnb host data for Greater 
Melbourne including the number of listings and where 
they are concentrated, average prices and hosting 
rates.

AIRBNB LISTINGS REPRESENT A SMALL 
PROPORTION OF THE TOTAL DWELLING 
MARKET. 

In 2017, there were, 14,500 listings on Airbnb16 across 
Greater Melbourne that hosted guests, of which 8,500 were 
entire homes or apartments. The entire homes or apartment 
listings represent 0.5 per cent of total dwellings across 
Greater Melbourne.

THE MAJORITY OF LISTINGS ARE ENTIRE 
HOMES OR APARTMENTS

Entire homes or apartments represent 63 per cent of Airbnb 
listings in Greater Melbourne, compared with 35 per cent 
private rooms and two per cent shared rooms (refer to Figure 
28). 

63%
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Private room
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FIGURE 28: SHARE OF AIRBNB ROOM TYPES IN MELBOURNE

Source: SGS Economics and Planning, 2018 using data provided by 
Airbnb, 2018

16The number of active listings on Aribnb is higher than the number that hosted guests as not all listings host guests. For example, in December 2017, there were 15,600 active listings on Airbnb across Greater 
Melbourne.
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AIRBNB LISTINGS ARE SPREAD ACROSS 
GREATER MELBOURNE, HOWEVER THE 
MAJORITY OF LISTINGS ARE CONCENTRATED 
IN INNER MELBOURNE.

The majority of these listings were concentrated in inner 
Melbourne and the surrounding suburbs (refer to Figure 21). 
There are some concentrations in the outer suburbs such as 
the Yarra Ranges in the east is a popular tourist destination. 
The Werribee SA3 also has a large number of listings as it has 
a large number of dwellings. 

FIGURE 29: AVERAGE MONTHLY LISTINGS THAT HOSTED ON AIRBNB IN GREATER MELBOURNE FOR 2017 

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: data for Mornington Peninsula was not included in this analysis. 
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THE AVERAGE NIGHTLY PRICE FOR AN 
ENTIRE HOME/ APARTMENT ON AIRBNB IN 
GREATER MELBOURNE IS $125, COMPARED 
TO $49 FOR A PRIVATE ROOM AND $34 FOR 
A SHARED ROOM.

Average prices vary from $90 per night to $260 per night 
across Greater Melbourne (refer to Figure 22). The locations 
with the greatest number of listings in Greater Melbourne 
have an average price of $130 to $175 per night for an entire 
home/ apartment (refer to Figure 30). 

FIGURE 30: AVERAGE NIGHTLY PRICE ENTIRE HOME/APARTMENT, GREATER MELBOURNE. 2017

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: where there are less than 10 listings in an SA3, price data is not available.
Note: data for Mornington Peninsula was not included in this analysis. 
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THE NUMBER OF INBOUND TRIPS HAS 
INCREASED SUBSTANTIALLY IN MELBOURNE 
CITY. 

The number of inbound trips (bookings which evolved into 
trips) has increased across Greater Melbourne, with the 
greatest increase in Melbourne City (refer to Figure 31). 

Each dot represents the results for a single month and SA3 
(where data is available) with Melbourne City highlighted 
in blue. The grey lines show the average of all SA3s and its 
trend over time while the blue lines show the same but for 
Melbourne City only.

FIGURE 31: INBOUND TRIPS (ENTIRE HOUSE/APARTMENT) – MELBOURNE 

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: trends for Melbourne City SA3 are shown in blue
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WHILE POPULARITY HAS INCREASED, 
AVERAGE NIGHTLY PRICES ARE STEADY

Since 2012, average nightly prices for entire house/ 
apartments has remained steady across Greater Melbourne, 
with the prices trending downwards (refer to Figure 32). 

Each dot represents the results for a single month and SA3 
(where data is available) with Melbourne City highlighted 
in blue. The grey lines show the average of all SA3s and its 
trend over time while the blue lines show the same but for 
Melbourne City only.

FIGURE 32: AVERAGE NIGHTLY PRICE (ENTIRE HOUSE/APARTMENT) - MELBOURNE 

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: trends for Melbourne City SA3 are shown in blue
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MEDIAN ANNUAL AIRBNB HOST EARNINGS 
HAS DECLINED.

Median annual earnings of hosts who hosted guests (as 
distinct from hosts who listed their property but did not host 
guests) across Melbourne has declined from $4,000 in 2014 
to $3,600 in 2017 (refer Figure 33).

FIGURE 33: MEDIAN ANNUAL EARNINGS PER HOSTS THAT 
HOSTED GUESTS – MELBOURNE 

Source: SGS Economics and Planning, 2018 using data provided by 
Airbnb, 2018
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OVER 35 PER CENT OF LISTINGS HOST 
GUESTS FOR LESS THAN 30 NIGHTS.

The number of nights an Airbnb hosted guests per year 
across Greater Melbourne is detailed in Figure 34. The 
median nights hosted per year has increased from 42 nights 
to 66 nights per year. 

In terms of distribution, of the listings that have hosted 
guests, over 35 per cent of listings host guests for between 
one and 30 nights per year. Approximately 27 per cent of 
listings host guests for more than 180 nights per year. This is 
less than 4,000 listings across Greater Melbourne. 

At an average rental price of $420 per week across Greater 
Melbourne and an average nightly price of $125, an Airbnb 
listing would need to be rented out for almost 175 nights 
per year in order to draw in the same income as a rental 
property. This does not take into account any additional 
expenses associated with maintaining an Airbnb listing 
including furnishing, utilities and cleaning etc. which would 
increase this number to substantially more than 175 days. 

FIGURE 34: NIGHTS HOSTED PER LISTING THAT HOSTED GUESTS (ENTIRE HOUSE/APARTMENT) – MELBOURNE 

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: Typical nights hosted is the median value for total nights hosted per listing during the one-year study period.
Note: distribution includes only listings with a year of tenure on the Airbnb platform
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THE HOSTING RATE OF AIRBNB LISTINGS IN 
GREATER MELBOURNE IS LESS THAN 50 PER 
CENT, ON AVERAGE.

A hosting rate has been calculated comparing the number 
of active listings in each location and how often it is booked. 
This analysis found that the hosting rate is less than 50 per 
cent across Greater Melbourne. However, the hosting rate is 
around 70 per cent for Melbourne City where there are the 
greatest number of listings (refer to Figure 35). 

FIGURE 35: HOSTING RATE – GREATER MELBOURNE

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018
Note: Bars are sized by average unique listings that hosted guests.
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Conclusions: 
Airbnb in 
context

Broadly, in Sydney and Melbourne, 
it is not financially beneficial to 

host a property on Airbnb instead of 
renting to a long term tenant. 
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CHAPTER 7: CONCLUSIONS: AIRBNB IN CONTEXT

This section draws together the analysis of Airbnb data 
and trends in the housing market to better understand 
the role of Airbnb in the housing market. 

BROADLY, IN SYDNEY AND MELBOURNE, IT 
IS NOT FINANCIALLY BENEFICIAL TO HOST A 
PROPERTY ON AIRBNB INSTEAD OF RENTING 
TO A LONG TERM TENANT. 

Figure 36 shows a comparison of Airbnb earnings and rental 
income for SA3s across Melbourne and Sydney. Each dot 
represents a single SA3 for a single month sized by the 
number of listings that hosted guests in that area at that 
time. The intention is to highlight those areas where it may 
be more profitable to remove the dwelling from the rental 
market and list it on Airbnb full time. These are shown below 
the dotted grey line. This does not take into consideration the 
additional costs associated with hosting on Airbnb including 
furnishing the listing, utilities and cleaning which, once 
considered, would make hosting on Airbnb less financially 
advantageous. 0 100 200 300 400 500 600 700
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FIGURE 36: ESTIMATED HOST EARNINGS COMPARED TO LOCAL RENT 

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018 and CoreLogic, 2017
Note:  
• Host earnings are estimated as expected host earnings over a weekly period whether the dwelling hosted guests or not. The provided 

dataset contained only earnings per host for hosts that hosted guests, and presumably there are a number of Airbnb hosts who are not 
successful in hosting guests each month. 

• One year of data was provided which gave the total number of active listings. Combined with the number of listings that hosted 
guests, the “listing success rate” was estimated which represents the probability of hosting guests in any given month. Figure 36 uses a 
generous estimate taking the average plus one standard deviation, the intention being to overestimate potential Airbnb earnings.

• The measure of rent used is the smaller of either the median house rent or the median apartment rent. The intention being to 
underestimate potential rental earnings.

• This over and under estimating ensures that those dots above the line very likely belong above the line. It can be safely concluded that 
Airbnb is having little to no impact on the rental market in these areas. Those dots below the line warrant further investigation.

• Finally, this comparison of costs ignores all other costs involved with each revenue stream including agent fees, bills, council rates, 
furnishing and maintenance.



47What impact does Airbnb have on the Sydney and Melbourne housing markets?

THERE ARE A SMALL NUMBER OF AREAS 
WHERE IT APPEARS TO BE WORTHWHILE 
FOR SOME MONTHS OF THE YEAR. WITH 
THE EXCEPTION OF MELBOURNE CITY, 
IT APPEARS THAT RENTING HAS HIGHER 
EXPECTED TAKINGS OVER A TIME PERIOD OF 
A STANDARD LEASE AGREEMENT.

The areas where it is considered to be more financially 
beneficial to host a property using Airbnb (compared to 
having a long term tenant) have been analysed to understand 
how often this is the case (i.e. is it a seasonal trend or 
consistent). Airbnb and long term tenant income streams 
operate over different time scales. 

Figure 37 illustrates the difference between Airbnb earnings 
and local rent averaged over a quarter focusing only on 
entire house/apartment listings in areas that appear below 
the line in Figure 36. 

With the exception of Melbourne City, it only appears to 
be worthwhile hosting a property on Airbnb compared to 
renting to a long term tenant for a couple of months per 
year. Tenancy agreements generally guarantee a fixed income 
typically for six to 12 months (depending on the length of a 
lease) while Airbnb offers no such stability. It is considered 
unlikely that a landlord would take a property off the long 
term rental market unless it was more financially viable to list 
the property on Airbnb for at least six consecutive months 
of the year. It does not appear to be financially viable for a 
landlord to rotate between renting their property on the long 
term rental market for six months of the year and listing it on 
Airbnb for the remaining six months.

FIGURE 37: HOST EARNINGS MINUS LOCAL RENT OVER TIME

Source: SGS Economics and Planning, 2018 using data provided by Airbnb, 2018 and CoreLogic, 2017
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HOTEL ACCOMMODATION OCCUPANCY 
RATES ARE HIGH WHICH POTENTIALLY 
SUGGESTS THERE IS A GAP IN SUPPLY 
ACROSS THE TOURISM ACCOMMODATION 
MARKET. 

The locations with the highest occupancy rates are located 
near an airport (i.e. Tullamarine in Melbourne and Botany in 
Sydney) or are a major tourist destination (Sydney Inner City, 
eastern and northern beaches in Sydney and Melbourne City 
(refer to Figure 38).

FIGURE 38: AVERAGE HOTEL OCCUPANCY RATES

Source: SGS Economics and Planning, 2018 using Australian Bureau of Statistics, 2013-14; Australian Bureau of Statistics, 2014-15; Tourist 
Accommodation, 2015-16
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This is indicative of a broader trend with high occupancy rates across a number of Australian cities (refer to Figure 39). 
Occupancy rates for hotel, motel and serviced apartments are highest for Sydney of the capital cities at 85 per cent 
occupancy. 

City of Sydney has identified a gap in the provision of three star visitor accommodation across the City of Sydney local 
government area (City of Sydney 2018). This is considered to be a strong market for Asian tourists. It is possible that Airbnb is 
servicing this gap in the market.

FIGURE 39: OCCUPANCY RATES FOR HOTEL, MOTEL AND SERVICED APARTMENTS, 2016-17

90%

80%

70%

60%

50%

40%

30%

20%

10%

0%

BRISBANE CANBERRA MELBOURNE

OCCUPANCY

DARWIN SYDNEY HOBART PERTH ADELAIDE

72%
77%

83%

70%

85%
83%

76% 78%

NATIONAL AVERAGE

Source: Tourism Research Australia, 2018



50What impact does Airbnb have on the Sydney and Melbourne housing markets?

AIRBNB AVERAGE NIGHTLY PRICES ARE, ON 
AVERAGE, CHEAPER THAN AVERAGE HOTEL 
PRICES. 

In Sydney Inner City, Airbnb nightly prices are, on average, 
$50 to $125 cheaper than hotel accommodation (refer to 
Figure 40). In Melbourne City, Airbnb is on average $25 to 
$80 cheaper per night. While the nightly prices are cheaper, 
Airbnb offers a range of accommodation types including 
high-end operations as well as more affordable shared 
options. 

In some locations, Airbnb prices are higher than hotel nightly 
rates. This is likely due to tourist demand, the availability and 
quality of hotel accommodation and where it is located, as 
well as the size of the Airbnb properties compared to a hotel 
room (e.g. entire home/ apartment versus hotel room). 
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FIGURE 40: AIRBNB NIGHTLY PRICES VS HOTEL NIGHTLY RATES

Source: SGS Economics and Planning, 2018 using Airbnb, 2018; Australian Bureau of Statistics, 2013-14; Tourist 
Accommodation, 2014-15; Tourist Accommodation, 2015-16
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BASED ON THIS ANALYSIS, THE IMPACT OF 
AIRBNB ON THE HOUSING MARKETS IN 
SYDNEY AND MELBOURNE APPEARS TO BE 
MINIMAL. 

Australia’s population has grown rapidly over the last two 
decades. With a large percentage of this growth being 
concentrated in Greater Sydney and Greater Melbourne. 

The housing markets in Sydney and Melbourne have 
experienced substantial growth in house prices, and to a lesser 
extent rental prices, over the last two decades. This growth has 
been driven by a number of factors including population growth, 
interest rates and tax incentives which drive investment. 

Home ownership rates are declining and rental rates are 
increasing in both Sydney and Melbourne. The development of 
apartments has rapidly increased, particularly within the inner 
city of both Sydney and Melbourne. 

Across Greater Sydney and Greater Melbourne, Airbnb listings 
represent a very small proportion of the total dwelling market. 
In 2017, there were approximately 25,000 listings that hosted 
guests in Sydney and 14,500 in Melbourne. Of these, 15,200 
were entire homes/ apartments in Sydney and 8,500 in 
Melbourne. Entire homes/ apartments includes both primary 
places of residence as well as non-primary places of residence 
(such as a holiday home or secondary dwelling). This represents 
0.9 per cent of all dwellings in Sydney and 0.5 per cent of all 
dwellings in Melbourne, and of these, an even smaller per cent 
would be high frequency listings.

Airbnb has grown in popularity over the last five years. However, 
Airbnb listings are only likely to be rented 50 per cent of the 
time that they are available, and it is considered to be more 
financially stable for a property owner to list a property on 
the long term rental market than on Airbnb. It is likely that 
Airbnb has a greater role in addressing a gap in the tourist 
accommodation market, more so than any impact of the 
availability of rental accommodation in Sydney and Melbourne. 
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