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Preface
When the world begins to feel like home, freedom stops being a distant 
idea. This book is not simply a guide to buying land in Australia—it is a 
conversation about how land can anchor your life, give you stability, and 
empower you to navigate the world with confidence.

As a new immigrant who moved from China to the UK, then to Australia, 
I started from scratch. I bought my first property by co-purchasing, then 
gradually built a diversified real estate portfolio. Throughout this book, I 
share the key insights I’ve gained along the way:
● Why buying land often creates stronger long-term returns than buying 
apartments
● How to identify high-potential locations while avoiding hidden risks
● How refinancing works and how it can accelerate your asset growth
● How to choose between buying a home to live in or an investment 
property first
● How land ownership can build intergenerational wealth and long-term 
family security

In the chapters ahead, I turn these experiences into clear, actionable steps. 
We’ll walk through choosing locations, assessing land, understanding 
contracts, navigating settlement, and managing your assets after 
purchase. Whether you’re buying your first property or planning to expand 
your portfolio, this book offers practical tools to help you make informed 
decisions.

But beyond the strategies, this book is also about something deeper: 
how one long-term decision can reshape your life. Owning land isn’t 
just a financial milestone—it is a psychological shift. It creates a sense of 
belonging, stability, and direction. For many immigrants, including myself, 
that feeling is transformative.

My hope is that the land you find in Australia becomes more than a parcel 
on a map.

May it open the door to new possibilities—for you, and for the generations 
who come after you.



Table of Content

01
The Beginning & Foundation

The Motivation Behind Moving from the UK to 
Australia

Motivation Behind the First Purchase	

The Core of Australia's Real Estate System: Land 
Ownership & Legacy	

The Global Appeal of Australian Real Estate	

Co-ownership Structures & Land Type Analysis	

Refinancing: Leveraging Your Assets

05

06
08

09

10

11

05-12

03
Evaluation & Selection

The Five Elements of Land Assessment: A 
Framework	

The Human Factor: Noise and Light Pollution	

Land Pricing & Negotiation Strategies	

A Guide to Using Property Research Tools	

20

23

25

27

20-33

02
Core Strategies

The First Property: Choosing Between a Home 
and an Investment	

The Unique Nature of Land Investment	

Location & City Selection	

13

15

16

13-19



04
Hands-on Process

A Record of My First Land Purchase	

Contract, Due Diligence & Settlement Process	

Analysis of Property Holding Costs	

Property Management for Investment Homes	

Rental Strategy: Short-Term vs. Long-Term 
Leases

34

36

40

41

43

34-45

06
Mindset & Conclusion

Core Advice for Investors 53

53-56

05
Advanced Asset Allocation

Investment Capital Planning & Cash Flow 
Management	

Commercial Real Estate: From Appreciation to 
Cash Flow

46

49

46-52

07
Appendix

Glossary of Common Real Estate Terms 57

57-62



05  The Beginning & Foundation

The Beginning & Foundation

The Motivation Behind Moving from the UK to Australia
Interviewer: How did you decide to move from the UK to 
Australia? What drew you there?

Joanna: At the time, public support for Brexit was strong, but I personally 
disagreed with the decision. I believed remaining in the EU offered the 
UK greater economic stability, especially given the long-standing trade 
systems and duty-free arrangements built over decades.

Over the years, the UK had become increasingly dependent on 
agriculture while its industrial sector declined. During the Industrial 
Revolution, Britain was a major industrial power. But by the time I left, 
the economy had shifted primarily toward finance—London had become 
a global hub for currency trading, and the pound served as a major 
settlement currency after the US dollar and euro. While the financial 
industry remained strong, agriculture and agricultural technology lagged 
behind, leaving the country heavily dependent on EU labor and produce.

In my view, if Brexit had to happen, it should have been a gradual 
process—one that allowed time to rebuild domestic capacity and reduce 
reliance on the EU. But public sentiment demanded an immediate exit, 
and I anticipated a period of economic decline. That was the first reason 
I decided to leave.

Australia appealed to me because it shares the UK’s common law 
system and remains a Commonwealth nation. Qualifications are mutually 
recognized, cultural norms are similar, and there is a long history of 
British migrants, which made the transition smoother. Moving to the 
US would have required navigating complex degree recognition and 
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Motivation Behind the First Purchase
Interviewer: When you first arrived in Australia, did you rent 
or already own a home? What motivated you to buy your first 
property?

Joanna: When I first arrived in Australia, I didn’t have a home of my own 
and  but no matter how comfortable the environment was, I always felt 
like a visitor in someone else’s life. My suitcase stayed half-packed, my 
books remained in boxes, and I never allowed myself to buy anything 
too large or too permanent. I didn’t want to grow roots in a space that 
wasn’t mine.

That feeling creates a constant, quiet tension.
If you’ve ever lived in a foreign country without a stable place to anchor 
yourself, you’ll understand it well — this subtle insecurity that doesn’t 
interrupt your day, but is always there when night falls.

For me, buying property was never about investment returns at first. It 

visa requirements—essentially starting over. Australia felt like a more 
practical and welcoming choice.

At the time, Australia’s immigration policies were also more 
accommodating: one year of work experience was enough, IELTS 
wasn’t required for certain visas, and UK degree holders only needed 
a confirmation letter from their university. Over the years, I’ve seen the 
policies tighten significantly as Australia became a more competitive 
destination.

For many in my generation, Western countries—particularly the US, 
Canada, and Australia—were top choices for studying, working, and 
starting a new life. I had already lived in the UK, Canada wasn’t my first 
preference, and although New Zealand is beautiful, it didn’t offer the 
opportunities I was looking for. After comparing all the factors, Australia 
emerged as the best fit.

Ultimately, like many migrants, I chose Australia for the quality of job 
opportunities, the recognition of qualifications, and the long-term 
potential for growth. That is why I left the UK and made Australia my 
new home.
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was about belonging.

I wanted a key that opened a door only I could open, a place where 
my name wasn’t just on the mailbox but on the title deed. I wanted 
to wake up and know, “This ground is mine.” That kind of certainty is 
priceless for a migrant. It becomes a psychological foundation, a quiet 
confidence that allows you to build other parts of your life.

If I had the money, I would have bought the moment I landed. But 
realistically, it took me three years to save enough for a deposit. My 
income was low at the time, and most people around me assumed I 
was nowhere near being able to buy. I didn’t correct them — I simply 
observed, studied the market, went to inspections, attended auctions, 
and learned how real estate worked in this new country.

I didn’t follow the market because I expected quick gains. I followed it 
because I wanted to be ready the moment I had enough saved.

Eventually, after three years of disciplined saving, I accumulated 
enough for a deposit. What I brought from the UK wasn’t enough, 
so I ended up co-purchasing a property for AUD 650,000. Back then, 
that number felt enormous — almost unthinkable. The bank agreed 
reluctantly, and even small fluctuations in interest rates felt like cliffs I 
had to climb.

I still remember another property I liked even more — priced at AUD 
750,000. It had a better layout and stronger long-term potential, and 
today its value has increased even more. But at the time, I didn’t have 
confidence in my future income, so I chose the property I believed 
I could manage. When you’re starting out with limited resources, 
practicality often outweighs desire.

Looking back now, that first purchase changed everything. It wasn’t 
just a property — it was a turning point.

Once I had land in my own name, I felt anchored. My perspective 
shifted, my confidence grew, and I began to think differently about 
money, stability, and long-term planning. That first home became the 
foundation that eventually allowed me to build the entire portfolio I 
have today.

And it all started with a simple but powerful desire: to have a place 
where I truly belonged.



   The Beginning & Foundatio  08

The Core of Australia's Real Estate System: Land 
Ownership & Legacy
Interviewer: You seem very knowledgeable about Australian 
real estate. Could you walk us through some of the basics?

Joanna: The most fundamental characteristic of Australian real estate 
is that it includes land ownership, a concept that might be unfamiliar to 
some investors. In Australia, you can hold property not only under your 
personal name but also under a family trust. More importantly, Australia 
has no inheritance tax. This means that when you wish to pass property 
to your children, you simply specify the distribution in your will. When 
the time comes, the title can be transferred directly based on the will, 
with no taxes involved and no need for a sale or purchase transaction.

This system allows family stories to be passed down through generations. 
Since children often share their parents' surname, the transition feels 
natural. Compared to the United States, Australia’s approach offers a 
clear advantage. You don’t have to struggle with complex strategies 
for transferring wealth to the next generation. Instead, through 
intergenerational accumulation, a family can grow, perhaps your 
generation holds three plots of land, and by your children’s generation, 
that grows to thirty. They become true landowners, and they will always 
remember you as the one who laid the foundation.

Imagine descendants generations from now saying, “Our great-great-
grandfather started with just 400 square meters of land, and now we’ve 
become successful entrepreneurs.” This is exactly how Western families 
have sustained themselves for dozens of generations. By passing down 
real estate, the family story continues to be told and remembered, it 
doesn’t just fade away silently.

Establishing a family trust is the key to making this possible. You can set 
up a trust in your family’s name, listing your spouse, children, and parents 
as beneficiaries. This trust structure is permanent, and beneficiaries can 
be adjusted over time. For example, if one child chooses a career in the 
arts, you don’t need to worry excessively, the trust can provide them with 
regular living allowances. This kind of arrangement offers both financial 
support and psychological security.

I believe what many of us lack today is exactly this kind of psychological 
assurance. When a person knows they have solid family support behind 
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The Global Appeal of Australian Real Estate
Interviewer: In your view, what makes Australian real estate 
attractive globally?

Joanna: Australia is a relatively young country built on immigration. 
Its appeal lies in its openness, stable systems, and high quality of life. 
The infrastructure is modern—comparable to Shenzhen during its early 
growth—and the climate, with over 300 sunny days a year in some 
areas, is highly livable.

Take Brisbane as an example: the city’s population continues to 
grow, supported by migration from Sydney and Melbourne. Housing 
in Brisbane still represents relative value, especially compared to 
the more expensive east-coast capitals. Population growth drives 
infrastructure investment, which then pushes land values upward in a 
natural cycle.

Another unique aspect is the right to transform land use. Investors not 
only own the land permanently, but also have the ability, within zoning 
regulations, to change its purpose—something that elevates property 
investment from simple ownership to value creation.

Beyond financial value, land gives people a sense of place. Standing 
on land you own creates a connection—a grounding feeling that is 
difficult to replace. For many migrants, owning land in Australia is 
the beginning of a new chapter for themselves and their families.
recognition of qualifications, and the long-term potential for growth. 
That is why I left the UK and made Australia my new home.

them, they become more confident and less anxious. That confidence, 
in turn, becomes a source of creativity, and creativity is the very 
foundation of wealth. Think of those century-old Western families, like 
the well-known business dynasties: their wealth often remains low-
key, yet it continuously nourishes future generations, giving every 
family member the freedom to pursue their own value.
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Co-ownership Structures & Land Type Analysis

Co-purchasing property in Australia is highly flexible. Spouses, friends, 
business partners—any combination is possible. Ownership shares can 
be allocated in any proportion (for example, 10%–90% or 5%–95%). 
When the property is sold, the solicitor will distribute proceeds strictly 
according to these registered shares, with no additional negotiation 
required. While 50/50 ownership is common between spouses, friends 
co-investing is entirely normal and legally straightforward. Capital gains 
are shared proportionally, based on the ownership percentages recorded 
on the title.

The key to smart investing lies in correctly judging a property’s long-
term potential. Australian real estate differs from some other markets in 
one important way: you own the land, not just the building. This makes 
the land component the primary driver of value.

Different land types behave differently:

Industrial Land

Industrial land often outperforms residential in capital growth, especially 
in the warehousing and logistics sectors. Scarcity, utility, and long-term 
tenant demand all contribute to rising rental income and land value.

Commercial Land

Commercial property requires more caution. Pure office spaces—
especially strata-titled office units without meaningful land ownership—
may stagnate or decline. However, industrial or storage-oriented 
commercial spaces that include land tend to be far more resilient.

Land Use & Government Planning

All land use is shaped by long-term government planning, including 
zoning, transport infrastructure, and population forecasts. Investors 
must evaluate broader indicators: population growth, employment hubs, 
transport expansion, school catchments, and regional development 
plans.

My Early Approach to Co-ownership

My initial goal was simple: secure my first property, even if that meant 
partial ownership—30%, 50%, any amount was fine. That first purchase 
later became the leverage for my second one. I didn’t sell the first 
property; instead, I used refinancing to extract equity and reinvest.
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Refinancing: Leveraging Your Assets
Interviewer: You just mentioned refinancing. Could you explain 
this concept in more detail?

Joanna: Refinancing is one of the most important financial tools in 
Australian real estate. Here’s a simple example to illustrate how it works:

Imagine you bought a property for AUD 500,000, and the bank initially 
lent you 80%—AUD 400,000. A few years later, the market value rises to 
AUD 1 million. The bank can now lend up to 80% of the new value, which 
is AUD 800,000. That means you can refinance and potentially release 
the difference—around AUD 400,000—as usable cash.

A crucial advantage of this released equity is that it is not taxable, 
because it is considered debts, not income. Most investors use this 
money as the deposit for their next property.

There are several important points to keep in mind:

1. Refinancing lets you unlock equity without selling.

This is the real power of the strategy. You retain ownership of the 
appreciating asset while simultaneously using its growth to fuel your 
next acquisition.

2. Refinancing creates a snowball effect.

You can use the equity from your first property to buy a second one, 
then repeat the process as they appreciate over time. This is how 
portfolios expand steadily—even for investors who didn’t start with large 
savings.

Co-ownership also offers flexibility. The ownership share on the title does 
not need to match how much each person contributes to the mortgage. 
Financial contributions can be arranged privately, while the title reflects 
only legal ownership percentages. When the property is sold, the 
solicitor distributes proceeds strictly based on the registered title shares.

In short: co-ownership is a practical, efficient way to enter the market 
sooner. When structured thoughtfully and transparently, it allows buyers 
to pool borrowing capacity, reduce individual pressure, and accelerate 
portfolio growth.
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3. Borrowing capacity depends on personal financials.

Banks assess factors such as your age, income, career, and education. 
If your individual borrowing power is limited, you can partner with 
someone whose profile strengthens the loan application. As long as both 
parties agree on their share of contributions and responsibilities, this 
can significantly increase your overall borrowing limit.

4. Avoid selling too early.

One of the biggest lessons I’ve learned is not to sell properties 
prematurely. Every sale triggers agent fees, legal costs, and potentially 
capital gains tax. The real growth comes from holding assets long term 
and using refinancing to leverage their appreciation.

Refinancing isn’t about chasing quick wins. It’s about using time and 
compounding to your advantage. With the right approach, refinancing 
turns one property into many—systematically, sustainably, and without 
starting over each time.
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Core Strategies

The First Property: Choosing Between a Home and an 
Investment
Interviewer: You’ve talked about the investment value of 
Australian real estate. For a first purchase, should someone 
buy a home to live in or an investment property?

Joanna: This is a decision many people struggle with. On the surface, it 
seems simple, but it actually involves balancing personal lifestyle needs 
with long-term investment strategy.

Traditionally, most people buy a home to live in first. The emotional 
satisfaction is undeniable: you stop renting, you have stability, and you 
can build your life in a space that’s truly yours. However, in popular 
markets like Brisbane, a desirable home often requires at least AUD 1.5 
million. For many buyers, putting all their savings into a single home and 
stretching their loan to the limit leaves little room for future investments. 
And because the home doesn’t generate rental income, it can place 
pressure on cash flow and borrowing capacity.

The alternative is a more strategic approach: buying an investment 
property first.
The advantages are clear. You can enter the market with a lower budget 
and fewer emotional constraints. You’re not limited to ideal suburbs or 
perfect layouts—you can start with a townhouse around AUD 800,000 or 
a freestanding home further from the city. Even though you can’t live in 
it right away, you gain something far more valuable: early entry into the 
market.

More importantly, the property generates rental income. This income 
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strengthens your borrowing capacity and helps lay the foundation 
for eventually purchasing your own home. Managing an investment 
property also teaches you how the market works—what tenants want, 
what adds value, and what to avoid. When it comes time to buy a home 
for yourself, your decision will be clearer and more confident.

For people who have been hesitating or waiting for “the perfect 
moment,” the investment-first strategy is especially useful. In a rising 
market, waiting often leads to missed opportunities. By starting with an 
investment property, you secure your position while learning through 
real experience.

Ultimately, the choice depends on what you are optimizing for:

● Immediate personal comfort, or

● Long-term financial growth.

Buying an investment property first may delay the emotional reward 
of owning your own home, but it often puts you in a stronger position 
in the long run. In real estate, the slow path—taken with strategy—can 
sometimes lead you forward the fastest.
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The Unique Nature of Land Investment
Interviewer: You emphasized the importance of land 
characteristics. Could you elaborate on what makes land 
investment in Australia so distinct?

Joanna: When I look back at my first property purchase, I still wonder 
why I hesitated to buy the AUD 750,000 property I truly liked. I only 
needed an extra AUD 100,000 in value—far less in actual cash, since only 
the 20% deposit mattered. But that moment of hesitation cost me an 
excellent opportunity. It made me reflect deeply on a simple question: 
why do properties over a million dollars continue to sell so quickly?

The answer comes down to value perception. If you don’t see the value, 
your money will simply sit in the bank. But when you understand land, 
you see why people are willing to commit.

Real estate has one irreplaceable advantage: 

it permanently ties your name to a piece of land.

You can hire professionals to manage the property and remain largely 
hands-off. That’s why, in my asset allocation, land makes up a significant 
portion. Other investments play supporting roles.

Land Has Unique Intrinsic Qualities

In Australia, owning land means owning not only the surface but also 
rights to the air space above and the ground beneath, within zoning 
limits. You can build one, two, or even three storeys, or apply to change 
the land use entirely. This concept of complete ownership is powerful—
especially for those of us whose histories come from places where land 
was never truly “ours.”

That’s why I emphasize land investment, not just real estate investment. 

The house is replaceable. 

The land is not.

You choose what stands on your land: 

A home, a tennis court, an office, a warehouse—whatever the zoning 
allows.

Your goal in Australia should be clear: secure land in your own name.

Assessing Land Value Requires Discipline

Many people walk into an inspection and fall in love with the house—
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beautiful finishes, modern kitchens, upgraded bathrooms. But this is 
a common trap. If the land has issues—poor drainage, low elevation, 
problematic soil, or flood risk—the quality of the house becomes 
irrelevant.

Land value is shaped by fixed characteristics:
● Location
● Elevation and slope
● Distance to city and commercial centers
● Orientation and natural conditions
● Zoning and future development potential

These elements cannot be changed.

A home can be renovated.

But a block of land is what it is.

Understanding these fundamentals is what separates short-term buyers 
from long-term investors.

In Australia, you’re not just choosing a place to live—you’re choosing 
the land that will shape your financial growth for decades. That’s what 
makes land investment so distinct, and why getting the first one right is 
so important.

Location & City Selection
Interviewer: What are your thoughts on choosing the right 
location?

Joanna: When investing in Australian real estate, you must look beyond 
your immediate surroundings and consider how different cities evolve 
over time. Not all Australian cities grow at the same pace; each is at 
a different point in its cycle. Some major cities are experiencing a 
slowdown—prices stagnate or even decline after adjusting for inflation. 
This reflects multiple pressures: fiscal constraints, rising safety concerns, 
saturated infrastructure, and affordability limits.

Meanwhile, Brisbane is experiencing strong and consistent population 
inflow, especially from Sydney and Melbourne. In real estate, population 
movement is one of the most reliable indicators of long-term value. 
People are voting with their feet.
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With the same budget:

● In Melbourne, you might only afford a townhouse with a shared 
driveway.

● In Brisbane, you could buy a freestanding home with a pool and a 
larger yard.

This contrast is reshaping Australia’s demographic landscape.

Economic Structure Influences Population Flow

Each state’s industrial makeup impacts its ability to attract talent.

For example:

● Perth has abundant natural resources, but its economy is dominated 
by mining. Despite shortages in all sectors, fewer new migrants choose 
to settle there because opportunities are less diverse.

● Some regional states must offer extra points in their immigration 
programs to attract residents—an indirect acknowledgement that their 
cities struggle to draw people naturally.

In contrast, Queensland has a more balanced industrial base—
agriculture, aquaculture, tourism, and professional services—all 
contributing to population growth.

Brisbane’s Strategic Advantages

Brisbane, as Australia’s third-largest city, has strong transport links to 
Sydney without the high-density living and high prices of the southern 
capitals. Surrounding areas like Ipswich and Logan offer significant 
developable land reserves, giving the city room to expand sustainably.

The post-pandemic rise of remote work has also transformed things.

People can now:

● Live in Brisbane

● Work for a company in Sydney

● Or freelance for clients in the US

Quality of life matters more than ever—and Brisbane delivers space, 
affordability, and livability.

Government Execution & Olympic Momentum

Queensland’s government is known for pragmatic, efficient execution. 
Combined with the infrastructure upgrades ahead of the 2032 Olympics, 
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this creates jobs, stimulates investment, and supports rising housing 
demand.

The Real Test: See the City With Your Own Eyes

To truly understand a city’s potential, you must walk its streets. Don’t 
limit yourself to weekend visits to shopping centres. Spend time in local 
streets on a weekday, observe traffic flow, watch how people use public 
spaces, and feel the energy in different suburbs.

When attending immigration conferences across states, I noticed 
something striking:

Brisbane remains vibrant even on weekday evenings, unlike some 
regional cities that become quiet early. That liveliness is a strong 
indicator of economic and social health—and therefore, investment 
value.
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People Determine Land Value

At the end of the day, land value follows people. When one state 
struggles to attract young families while another sees natural, sustained 
inflow, the investment choice becomes clear.

Brisbane today feels like Shenzhen in its earlier years—ordinary on 
the surface, but building strong momentum beneath it. This isn’t blind 
optimism; it’s a logical conclusion drawn from:
● Population trends
● Economic structure
● Infrastructure investment
● Government policy
● Market cycles

At this particular point in history, Brisbane represents a rare window 
of opportunity. For investors who can recognize the signals early, 
positioning themselves before the city’s full value is realized can be an 
exceptionally strategic move.
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Evaluation & Selection

The Five Elements of Land Assessment: A Framework
Interviewer: How do you evaluate whether a piece of land is 
worth investing in?

Joanna: When assessing land, I use a framework inspired by the 
traditional Chinese concept of the “Five Elements.” While not exactly 
Feng Shui, it provides a practical way to examine a property’s natural 
and environmental characteristics.

03



21  Evaluation & Selection

1. Water — Flooding, Drainage & Pools

Water is my primary consideration, and the first question is always flood 
risk. How water flows through or around a property determines its safety 
and long-term livability. Does water move smoothly across the land, or 
does it pool in certain areas? Even the most beautiful home on low-lying 
ground cannot escape flooding. Beyond safety concerns, premiums for 
flood-prone properties are significantly higher.

Swimming pools also fall under the Water category. In Chinese culture, 
water symbolizes wealth, which is one reason many families value 
water features. In Australia, especially in warm climates like Brisbane, a 
pool also has strong practical and lifestyle value. From an investment 
perspective, homes with pools often appreciate faster because new 
residential lots are getting smaller—many modern blocks no longer 
have space to install one. Some owners fill in their pools to reduce 
maintenance costs, but this is usually short-sighted. For well-located 
homes, a pool enhances both lifestyle enjoyment and long-term value.

2. Earth — Elevation, Stability & Retaining Walls

Earth relates to the physical terrain. Ideally, the block should sit higher 
than surrounding lots. An elevated position improves drainage, reduces 
flood exposure, and often offers better airflow and views. If your 
property is lower than your neighbour’s, you may eventually need 
to build or reinforce retaining walls—an expensive task many buyers 
overlook.

Always check:

● The property’s elevation relative to neighbours

● The condition of existing retaining walls

● Whether slopes could lead to soil movement or structural issues

These hidden costs can significantly affect the property’s true value.

3. Wind — Airflow & Orientation

Wind refers to airflow, ventilation, and orientation. A block positioned at 
the bottom of a slope or surrounded by taller houses can trap cold, damp 
air. Poor airflow affects comfort and increases mould and maintenance 
risks. Good orientation—especially access to natural breezes—is a major 
determinant of liveability in Australia’s climate.

4. Fire — Bushfire Risk & Vegetation Zones

Fire relates to bushfire exposure. Properties near forests or bushland 
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may offer tranquillity and scenic views, but they also carry bushfire risk. 
Always check official bushfire overlays and consider wind direction, 
vegetation density, and the distance between the home and surrounding 
greenery. If several streets separate the home from bushland, the risk is 
much lower.

5. Wood — Trees, Landscaping & Environmental Balance

Wood represents vegetation and landscaping. Trees on the western 
side are highly valuable because they block the intense afternoon sun—
especially important in Queensland, where west-facing bedrooms can 
become extremely hot in summer. But trees too close to the house can 
damage foundations, clog gutters, and create storm hazards.

Understanding vegetation layout is crucial:

● Well-kept lawns and thoughtful landscaping increase both appeal 
and value.

● Overgrown or neglected vegetation suggests underuse and may hide 
maintenance issues.

● Some tree species are protected and cannot be removed without 
council approval.

Seen correctly, landscaping is part of the land’s value, not a mere 
aesthetic detail.

Permanent Traits Matter More Than Interiors

These environmental and physical factors matter far more than interior 
finishes. Kitchens and flooring can be renovated. But the land’s shape, 
elevation, flood risk, and natural surroundings are permanent. Even the 
most beautifully designed home loses value if the land beneath it is 
compromised.

5 Questions to Quickly Assess Land Value

1. Is the terrain stable and positioned well?

2. Is the property exposed to flood or bushfire risk?

3. How close is it to commercial centres, transport, and schools?

4. Does the orientation support good airflow and natural light?

5. Is the vegetation layout practical, safe, and appealing?

These five elements form a comprehensive and easy-to-follow 
framework. Evaluating them early helps you avoid costly mistakes and 
identify land with strong long-term potential.
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The Human Factor: Noise and Light Pollution
Interviewer: Aside from natural elements, what human factors 
should be considered, such as noise and light?

Joanna: Human-related factors—especially noise and light pollution—
can significantly impact a property’s livability and long-term value. These 
issues often become “hard defects,” meaning they cannot be easily fixed 
or altered.

Noise Pollution: A Major Deal-Breaker

Noise is one of the most common issues people overlook. It’s easy to 
be tempted by convenience—being close to a train station, highway, or 



Evaluation & Selection  24

major shopping centre—but these locations can expose you to constant 
noise:

● Train tracks and station announcements

● Highway traffic, especially from elevated roads

● Delivery trucks and car parks near shopping centres

I always recommend visiting a property multiple times before making a 
decision:

● Weekdays and weekends

● Daytime and nighttime

● Peak hours and quiet hours

Google Maps can show you the proximity to noise sources, but nothing 
replaces standing there in person and listening.

That said, properties within noisy areas aren’t always off-limits. The 
key is pricing. If a location is busy but you can find a quiet cul-de-sac 
or a street tucked away from the main roads, that pocket often holds 
exceptional value—precisely because it offers peace within a high-
demand area. Scarcity drives long-term appreciation.

Light Pollution: Often Overlooked but Very Real

Light pollution is another factor that can affect comfort and sleep 
quality. Homes located near:

● Sport stadiums

● Car parks

● Large commercial buildings

● Excessive street lighting

may experience intrusive nighttime brightness. While not as immediately 
noticeable as noise, long-term exposure can affect your overall living 
experience.

Perceived Risks: Signal Towers, Water Tanks & Other Structures

Even without definitive scientific evidence of harm, certain structures—
such as telecommunications towers or water tanks—tend to make 
buyers hesitant. Perception matters in real estate. If buyers instinctively 
avoid these features, your future resale pool becomes smaller.

Properties near such structures may still be worth buying, but only if the 
price reflects the reduced demand.
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Land Pricing & Negotiation Strategies
Interviewer: So, how do you determine if the price of land is 
reasonable? And how should you make an offer and negotiate?

Joanna: This is the heart of strategic real estate investing. High-quality 
properties rarely lack competition. If you can recognize their value, 
chances are others can too.

Understanding Land Pricing

Land prices are never fixed—they rise and fall based on demand. And 
demand is fundamentally driven by population movement. Areas with 
sustained population inflow experience steady land appreciation. Areas 
with outflow inevitably decline over time.

These population trends are influenced by broader forces:

● Job availability
● Economic growth
● Livability and lifestyle
● Infrastructure development
● Government policies

This is why regretting not buying years ago is pointless. The conditions 
were different then. The real question is: What do you believe the future 
of this area looks like? Will more people move in, or will they leave?

Every Hard Defect Has a Price

The key is not to reject a property simply because it has a flaw—but to 
assess:

1. How serious the defect is

2. How permanent it is

3. How well the price compensates for it

A good investment doesn’t need to be perfect. It just needs to be 
accurately valued.

Understanding human factors helps you avoid emotional decisions and 
instead evaluate properties with a clear, practical lens—one that aligns 
with long-term growth, tenant appeal, and resale demand.
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I've observed certain states experiencing clear population decline, and 
their property markets reflect that.

How to Evaluate Price: Start with Comparable Sales

The most reliable way to judge whether a property is fairly priced is to 
look at recent comparable sales.

● Prioritize results from the last three weeks

● Sales from six months ago are acceptable but less accurate

● Market conditions shift quickly—recent data is crucial

Professional tools and AI-driven valuation platforms can help, but they 
should be treated as references, not absolute truth. Nothing replaces 
understanding the market on the ground.

Negotiation Strategy: The Practical Approach

Once you find a property you genuinely want—and the seller’s asking 
price is close to your comfort zone—you need to avoid overthinking 
short-term price fluctuations.

Many people hesitate, hoping the market will dip. In reality, Australia’s 
transaction costs make frequent buying and selling unwise:

● Agent fees

● Legal fees

● Potential capital gains tax

● Marketing and staging costs

Real wealth comes from long-term holding, not jumping in and out of 
the market.

The Winning Mindset

Here’s the mindset I encourage:

● If the property meets your criteria, and the price is within reach—
even slightly stretched—make a firm offer.

● Don’t wait for a bargain. True bargains are extremely rare in an open, 
transparent market like Australia’s.

● Focus on the next 10 years, not the next 10 days.

● Use refinancing later to unlock growth, rather than selling 
prematurely.

Long-Term Strategy Applies to All Property Types



27  Evaluation & Selection

A Guide to Using Property Research Tools
Research tools are essential for understanding a property’s 
true value, recent sales, school zones, and market conditions. 
Below is a simple, practical guide to using several commonly 
used Australian property platforms.

1. Checking Sold Prices and Property Details 

Website: realestate.com.au
Visit: https://www.realestate.com.au/

Once you open the website, you’ll see the homepage. Start by clicking 
the profile icon in the upper right corner to register an account.

This approach isn’t limited to residential homes. Whether you are buying:

● Industrial land

● Commercial spaces

● Mixed-use buildings

● Agricultural land

…the core principle is the same:

The real value of an asset lies in its ability to help you acquire the next 
one.

So don’t rush to sell after a small price increase. Even modest annual 
growth, when leveraged properly, can help you build a portfolio that 
expands steadily over time.

Let time do the compounding. That’s the real strategy.
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Enter your email and the verification code you receive to complete 
registration.

After registering, return to the homepage and click “Sold” to search 
for properties that have already been sold. Enter the suburb you’re 
researching—for example:

Enter the suburb you’re researching—for example:

● Chermside, QLD 4032

● Carindale, QLD 4152

Then adjust filters:

● Property type: House

● Price range: $500,000–$1,500,000

● Sold date: Last 3 months

● Bedrooms: 1–4

● Bathrooms: 2+

Click Search to view the results.

Example: 41 Curwen Terrace, Chermside, QLD 4032
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On the listing page, you can see:
● Number of bedrooms, bathrooms, and parking
● Land size (187m² in this example)
● Sale price ($1,080,000)

Then adjust filters:

● Property type: House
● Price range: $500,000–$1,500,000
● Sold date: Last 3 months
● Bedrooms: 1–4
● Bathrooms: 2+

Click Search to view the results.

Example: 41 Curwen Terrace, Chermside, QLD 4032
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For example, here you would:

Under Property type, select House.Under Price range, set it from 
$500,000 to $1,500,000. For Sold date, choose Last 3 months. For 
Bedrooms, select between 1 and 4. For Bathrooms, select 2+. Then, click 
the Search button to perform the search.

Taking the first property listed on the search results page as an example

Clicking the floor plan provides deeper insights. For instance, in this 
example, all three bedrooms are on the first floor, suggesting the ground 
floor may not meet minimum ceiling height requirements for habitable 
rooms.

Also note the compass icon—in this case, the master bedroom faces 
west, meaning strong afternoon sun exposure. West-facing rooms can 
get extremely hot in Queensland, so this is a key detail many people 
overlook.
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2. Checking Current Market Value

Website: propertyvalue.com.au
Visit: https://www.propertyvalue.com.au/

Enter the full address:
41 Curwen Terrace, Chermside, QLD 4032

The site provides an estimated market value range—for this example, 
between $1.1 million and $1.2 million. This helps you assess whether the 
sale price aligns with current market conditions.

Scrolling further, the listing highlights convenience features, such as:

● Walking distance to Westfield Chermside

● Close to transport, hospitals, and schools

The description also notes renovations, estimated at around $50,000.
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3. Checking School Catchment Zones

Website (Queensland): QGSO EdMap
Visit: https://www.qgso.qld.gov.au/maps/edmap/

Enter the property address to view boundaries for:
● Primary school catchment
● Secondary school catchment

School zones significantly influence demand and price. Highly sought-
after catchments almost always drive stronger long-term growth.
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4. Checking School Rankings

Website: bettereducation.com.au
Visit: https://bettereducation.com.au/Results/QCE_ATAR.aspx?yr=2024

While full ranking data requires payment, the annual Top 10 lists are 
public.

A practical tip:
If a property falls within a top-performing school zone, agents will almost 
always highlight it in the listing.

Putting It All Together: Why These Tools Matter

By using these platforms together, you can quickly evaluate:

● Whether the property is fairly priced

● How its layout compares with local norms

● Whether the land size is competitive

● The school zones it belongs to

● The estimated market value

● The suburb’s recent sales performance

This combination of data helps you avoid emotional decisions and 
ensures you’re buying based on evidence—not assumptions.
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Hands-on Process

A Record of My First Land Purchase
Interviewer: Could you share your experience of buying your 
first piece of land?

Joanna: The journey toward my first land purchase was a true learning 
process—from confusion and hesitation to gradually understanding how 
the market worked. My budget was extremely limited at the beginning. 
When I viewed properties in high-demand areas, I immediately felt the 
pressure of competition and rising prices. It became clear that the most 
direct way to understand market sentiment was to attend auctions.

Training My Market Judgment Through Auctions

Before each auction, I would assign my own valuation to the property 
and write down the maximum price I was willing to bid. I also 
intentionally inspected high-quality homes that were 20–30% above 
my budget. Even though I couldn’t afford them, these visits helped me 
understand what middle-class families looked for—three bedrooms, 
two bathrooms, and a dedicated study often meant significantly higher 
market demand.

This process sharpened my perspective. Observing where families were 
willing to pay premiums gave me insight into what truly drives value.

Watching the Entire Auction Process

At auctions, I always stayed until the final moment—the point where only 
two bidders remained, locked in a psychological tug-of-war. Observing 
these last decisive steps taught me more about pricing and competition 
than any online research ever could. I even encouraged a friend to bid 
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once, just so they could experience the emotional intensity firsthand.

Only by placing yourself in the middle of real competition can you feel 
what the market is truly saying. Those final numbers at the auction? That 
is the real market price.

Understanding Real Estate as a Financial Product

As I attended more auctions, I began to see real estate differently. It 
wasn’t just a home—it was a financial instrument shaped by population 
movement, economic cycles, and infrastructure changes. In Brisbane, 
where population growth has remained strong, I started observing 
everything around me more closely—new bridges, planned metro lines, 
council development plans. Details I once overlooked became clues to 
land value.

From Thinking to Taking Action: Making Offers

The shift from observing to participating happened when I finally started 
making offers. This was a crucial turning point. No matter how many 
houses you inspect, you only enter the game when you submit your first 
offer.

Using finance clauses as protection, I made my first bids even when I 
wasn’t fully confident. Many offers were rejected—but each rejection 
was training. Every “no” improved my understanding of pricing and 
negotiation.

Building Relationships With Agents

I learned that buying property is not only about price—it’s also about 
human connection.

When multiple offers are close, factors beyond price can help you win:

● A shorter settlement period

● A cleaner contract with fewer conditions

● A sincere explanation of your situation

● Demonstrating preparation and seriousness

When you share your backstory—your family situation, your work, your 
long-term plan—agents can see your sincerity. They are far more likely 
to give you early access to off-market or pre-market opportunities.

The Key Lesson: Success Comes From Persistence

Buying my first property wasn’t a single decision—it was dozens of small 
decisions:
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● Visiting auctions every week

● Valuing properties myself

● Making offers even when I wasn’t confident

● Learning from every failed attempt

● Talking to agents and understanding their perspective

Each step brought me closer to the right property.

The biggest lesson I took away is that buying a home is not just a 
transaction; it is a practice in patience, courage, and continuous 
learning. Every viewing, every auction, every offer—successful or not—
strengthens your understanding and prepares you for the moment when 
the right opportunity finally appears.

Tip:
Before attending any auction, write down the maximum price you’re 
prepared to pay—and stick to it. Avoid emotional bidding. Winning the 
auction means nothing if the price no longer makes financial sense.

Contract, Due Diligence & Settlement Process
Interviewer: Now that we understand the property search 
process, how should we review contracts and clauses after 
signing? What are the specific steps from property search to 
settlement?

Joanna: Once your offer is accepted, the entire process becomes 
more serious and structured. Before acceptance, everything is simply 
an expression of interest. The moment the seller agrees, the agent 
drafts the contract—and this is where your legal and due diligence 
responsibilities truly begin.

SETTLEMENT TIMELINE

           STEP1                 STEP2               STEP3                 STEP4                STEP5                STEP6               STEP7                STEP8
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1. Engage a Settlement Lawyer Immediately

Once you receive the contract, your first step is to engage a settlement 
lawyer (conveyancer). They will review every clause carefully, ensuring 
that:

● The terms align with your best interests

● There are no hidden restrictions or obligations

● Any easements or encumbrances are clearly disclosed

● Retaining walls, boundaries, or council approvals are documented

● Seller obligations (e.g., pool safety certificate) are included

Legal review is essential. Many issues are not visible during inspection 
and only appear in title searches or council documentation.

2. Begin Due Diligence Right After Contract Signing

During the due diligence or conditional period, several inspections must 
be completed quickly and professionally. These typically include:

Building & Pest Inspection

This checks for:

● Termites (a major concern across Australia)

● Wood rot

● Moisture issues

● Cracks in load-bearing structures

● Roof and gutter condition

Even small issues caught early can save thousands in repair costs.

Flood Risk Assessment

This helps determine whether the property sits within:

● A flood zone

● A high-risk drainage path

● A low-lying, water-prone area
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Flood risk heavily influences insurance premiums and long-term value.

Structural Risk Assessment

Look for major structural defects, such as:

● Cracks in slabs

● Foundation movement

● Significant wall displacement

● Retaining wall failure

These problems are often expensive to fix and may not always be 
apparent during casual viewings.

3. Understand That Inspections Come With Costs

These inspections are paid out of your pocket and become non-
refundable once completed.

This is why it’s important to:

● Conduct your own preliminary research before submitting an offer

● Make sure the suburb and street meet your criteria

● Confirm basic checks (orientation, slope, noise, flood mapping) 
beforehand

Once under contract, proceed decisively.

4. Contract Review and Clarifications
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Your lawyer will communicate any concerns directly with the seller’s 
solicitor. Typical requests might include:

● Verification of renovations or additions

● Proof of approvals (for decks, extensions, pools)

● Clarification of boundary alignments

● Requests for repairs or compensation if defects are found

Everything should be documented in writing.

5. Settlement Period Preparation

During settlement, your lawyer will coordinate:

● Title searches

● Final payments with your lender

● Statutory charges (rates, water, land tax adjustments)

● Communication with the seller’s solicitor

● Ensuring the title is transferred correctly

● Avoiding unexpected fees

On your side, you must ensure that finance approval is secured and that 
any loan conditions are satisfied.

The Core Sequence to Remember

1. Offer accepted → contract issued

2. Engage lawyer → legal review begins

3. Conduct building, pest, and flood inspections

4. Negotiate repairs or adjustments if needed

5. Secure finance approval from your lender

6. Final checks and settlement preparation

7. Settlement completed → title transferred → keys handed over

Each step is designed to protect you from hidden risks and ensure the 
asset you’re purchasing is legally and structurally sound.

Buying land isn’t just about choosing a house you like—it’s about 
understanding the legal and structural realities behind it. With the right 
due diligence and legal safeguards, you build not only an asset, but 
confidence in the foundation you’re buying.
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Analysis of Property Holding Costs

Joanna: Owning property does come with ongoing holding costs. The 
most common expenses include:

1. Land Tax

This varies by state and is calculated based on the value of the land 
you own (excluding the building). Once your portfolio reaches a certain 
threshold, land tax can amount to several thousand dollars per year.

2. Council Rates

These are paid to the local council and cover essential public 
services such as waste collection, road maintenance, and community 
infrastructure. Rates are unavoidable and apply regardless of whether 
the property is owner-occupied or rented out.

3. Utilities

For investment properties, tenants typically cover their own electricity 
and often part of the water usage. However, the property owner pays for 
water connection, sewage charges, and any fixed utility fees.

4. Maintenance Costs

Every property requires ongoing upkeep. This includes:

● Routine repairs

● Pest control

● Garden or pool maintenance

● Replacing ageing fixtures

● Addressing wear and tear

Neglecting small issues often leads to larger, more expensive problems 
later.

Putting Costs Into Perspective

Many people overthink these expenses and let them stop them from 
entering the market. But it’s important to be realistic:

These costs are minor compared to the effects of long-term inflation 
and property appreciation.

If you avoid buying because you fear a few hundred dollars per quarter 
in rates or maintenance, you may end up in a situation where prices have 
risen so much that you can no longer afford to buy at all.
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I still remember hesitating over a property priced at $750,000 years ago. 
Today, similar homes have risen dramatically in value. The holding costs 
pale in comparison to the capital growth I would have gained.

Real estate should always be viewed as an inflation-resistant asset. 
Over time, land values rise, rents increase, and the purchasing power 
of money declines. The true financial impact comes not from the small 
annual upkeep costs, but from the long-term compounding effect of 
holding a solid asset.

The Right Mindset Toward Property Costs

Instead of focusing on:

●“How much does it cost to hold?”

Shift your mindset to:

●“How much will this land be worth in 10 or 20 years?”

●“What opportunities will I miss if I don’t buy?”

●“Can this property help me acquire the next one?”

When you view holding costs through a long-term lens, they become 
far less intimidating. They are simply part of the investment—necessary, 
predictable, and manageable.

The long-term appreciation of well-chosen land usually far outweighs 
the cost of holding it.

Property Management for Investment Homes
Interviewer: Could you share how you managed the properties 
you acquired after purchase?

Joanna: Many people feel overwhelmed once they own two or three 
investment properties. They worry about tenant issues, repairs, and day-
to-day management, and this fear becomes a mental barrier that stops 
them from expanding their portfolio. But this mindset is limiting.

If you see yourself as a property manager, you’ll inevitably get caught 
up in tasks that drain your time and energy. But if you imagine yourself 
owning twenty properties, would you still personally handle every tenant 
issue?

Of course not. You’d build a system or hire a professional team—because 
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your role should shift from doing the work to overseeing the asset.

A True Investor Must Know Their Role

Professional property managers exist for a reason. They handle:

● Advertising the rental

● Screening applicants

● Income verification

● Employer reference checks

● Routine inspections

● Repair and maintenance coordination

● Managing tenant relationships

● Handling arrears and legal processes

A good agent uses established procedures to filter for reliable, stable 
tenants—often middle-class working families or professionals with 
steady employment. They review hundreds of applications, something 
an individual landlord cannot realistically do.

If a prospective tenant can't pass an agent’s screening process, that is 
already a red flag. Many landlords who try to self-manage end up with 
problematic tenants who fail to pay rent or maintain the property.

Common Pitfall: Trying to Save the Management Fee

I’ve seen many investors try to save a few dollars by managing their 
properties themselves. Unfortunately, this often leads to much bigger 
losses. For example:

● Students or short-term renters who stop paying rent

● Emotional appeals that landlords feel pressured to accommodate

● Vacancies that drag on because advertising isn't done professionally

● Minor issues that escalate into expensive repairs

I’ve seen cases where unpaid rent and property damage combined 
to cost tens of thousands of dollars—far more than the annual 
management fee they were trying to avoid.

A Well-Managed Property Protects Your Mental Energy

Your role as an investor is to:

● Choose high-quality land

● Structure your finances well
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● Build a diversified portfolio

● Make strategic, long-term decisions

Your role is not to chase tenants or organize repairs.

If you handle everything yourself, you effectively demote yourself from 
owner to caretaker. This limits your time, energy, and capacity to scale.

Delegate the Work. Focus on Growth.

The smartest thing an investor can do is to build a team of professionals:

● Mortgage broker

● Accountant

● Property manager

● Building and pest inspector

● Solicitor

Let each person handle their specialty so you can focus on the big 
picture. With proper delegation, you free your time to research, evaluate, 
and acquire the next property—the activities that actually build wealth.

Being an investor means thinking like an owner, not a manager.

The more you simplify your workload, the more capacity you have to 
expand your portfolio.

Rental Strategy: Short-Term vs. Long-term Leases
Interviewer: Regarding rental strategies, specifically, do you 
recommend short-term rentals like Airbnb or long-term leases?

Joanna: This is a very practical question, and my answer is: both have 
their place. In my portfolio, I use a mix of short-term stays (like Airbnb) 
and long-term rentals. Each has distinct advantages, and using both 
creates balance and stability.

For example, many townhouses fall under body corporate rules that 
prohibit short-term rentals, so those properties naturally become long-
term leases. Meanwhile, freestanding homes often offer more flexibility.

Short-Term Rentals (Airbnb): Higher Return Potential

Airbnb can generate significantly higher rental income. In some cases, it 
can even cover the entire mortgage repayment. This is especially useful 
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in markets where long-term rental income doesn’t fully offset holding 
costs.

From a cash-flow perspective, including one or two short-term rental 
properties in your portfolio can relieve financial pressure and strengthen 
your borrowing capacity.

Why Airbnb Can Boost Property Value

Short-term rentals also encourage better property maintenance. The 
constant turnover of guests incentivizes:

● Regular cleaning

● Timely repairs

● Higher presentation standards

This level of upkeep improves the physical condition of the property, 
which often results in a higher bank valuation during refinancing.

By contrast, long-term rentals can sometimes suffer from delayed 
maintenance. I’ve seen small issues—like broken gutters—ignored 
because owners didn’t feel urgency to act. Over time, these problems 
led to damp, mould, or even termite issues, costing thousands in repairs 
and reducing the property’s marketability.

Long-Term Rentals: Simpler and More Predictable
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Long-term leases have lower management fees and fewer operational 
demands. Tenants typically stay for extended periods, providing stable 
income and less frequent wear and tear from move-ins and move-outs.

That said, in the current market, long-term rent may not always cover 
the full mortgage repayment. Many investors need to top up the 
property each month. This isn’t necessarily bad, but it must be planned 
for—and it can affect borrowing capacity if cash flow becomes too tight.

Choosing the Right Mix

A healthy property portfolio often includes both:

● Short-term rentals for higher income and increased valuations

● Long-term rentals for consistency and reduced workload

This blend helps investors manage risk, stabilize cash flow, and maintain 
flexibility.

Management Strategy: Always Delegate

If you pursue Airbnb, you should absolutely hire a professional 
management service. Their interests align with yours—the better the 
property performs, the better it is for their business. They also ensure 
the property stays in top condition, which benefits both your income 
and long-term value.

Short-term rentals require upfront investment as well:

● Furnishing the property

● Ordering furniture

● Painting and deep cleaning before launch

But many of these expenses contribute to an improved valuation and 
stronger appeal, making the investment worthwhile.

Your Role as an Investor

You should not be the person:

● Cleaning between guests

● Coordinating repairmen

● Handling guest communication

Your time should be spent on strategy, not operations. Whether long-
term or short-term, always treat your role as owner, not manager.

A clear division of responsibilities allows you to scale without burning 
out—and keeps your portfolio moving forward.
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Advanced Asset Allocation

Investment Capital Planning & Cash Flow Management
Interviewer: How much capital should we allocate to real 
estate investment?

Joanna: My core principle is simple: investing should never reduce your 
quality of life.

Real estate is a long-term game, and you must approach it with financial 
stability—not desperation.

You should never put every dollar you have into a property if doing so 
means:

● Struggling to pay for daily necessities

● Cutting back on essential comforts

● Losing the ability to travel or enjoy your life

● Feeling constant financial pressure

A property should improve your long-term stability, not become a source 
of ongoing stress.

Investment Money Must Be Surplus Money

The funds you use for real estate must truly be spare capital. Your 
monthly mortgage repayments and holding costs should not affect your 
ability to:

● Eat comfortably

● Enjoy occasional dining out

● Travel once or twice a year
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● Pay for important experiences or skills development

If investing forces you to give up all sources of joy, that pressure will 
accumulate. Instead of feeling empowered, you’ll feel trapped.

And when you operate from scarcity—financially or mentally—you’re 
more likely to:

● Make rushed decisions

● Take unnecessary risks

● Miss other valuable opportunities

● Lose your ability to stay rational in the market

Three Essential “Capital Pools” to Prepare Before Investing

Before buying a property, I recommend setting aside three separate 
pools of money:

1. Emergency Reserve (Non-Negotiable)

This is the most important fund. It must cover any unexpected, high-cost 
family emergencies. Think 50,000–100,000 RMB or more, depending on 
family size and life stage.

This money should remain untouched unless absolutely necessary.

Keep it in a safe, liquid place—its purpose is protection, not profit.

2. Living & Leisure Fund

This includes everything that maintains your basic and emotional well-
being:

● Daily expenses

● Dining out

● Hobbies

● Holidays

● Family activities

Even if you don’t spend it immediately, reserve the money.

Knowing you can enjoy life at any time is essential for a calm, confident 
mindset.

3. Mortgage Buffer

When calculating your mortgage, never assume you will receive full rent 
for 12 months a year.
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Vacancies happen. Tenants move out. Repairs occur.

My rule is to plan based on only 10 months of rental income per year. 
The remaining two months give you a buffer to cover:

● Vacancy gaps

● Unexpected repairs

● Unpaid rent

● Temporary financial strain

This small adjustment can dramatically reduce stress and keep your 
finances steady.

The Philosophy: Don’t Stretch Yourself Too Thin

Financial plans should always include flexibility.

The purpose of investing is to create a better life, not to restrict it.

When you stretch every dollar into a mortgage, you:

● Lose the ability to respond to new opportunities

● Become overly sensitive to market fluctuations

● Increase emotional stress

● Risk damaging your long-term decision-making ability

For example, you might skip:
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● A valuable course

● A new business opportunity

● A promising side project

● A partnership or investment requiring upfront capital

Not because they’re not worthwhile, but because you simply have no 
spare funds.

Wealth Comes to Those With Space and Stability

From my experience, wealth does not reward stress. It rewards people 
who:

● Stay calm

● Think long-term

● Keep financial space for opportunities

● Allow life to continue normally while investing

Real estate is not a sprint.

It is a strategic, disciplined, multi-year journey.

Commercial Real Estate: From Appreciation to Cash Flow
Interviewer: What are your thoughts on commercial real estate?

Joanna: A home is for settling down; commercial real estate is for 
generating wealth.

This is a truth I came to understand gradually on my investment journey.

For many people starting out, the first goal is to own a piece of land. This 
is the correct starting point. But once you have your first piece of land, 
the next step is to consider how to make your assets truly work for you. 
It was at this stage that commercial real estate entered my field of vision.

What are the types of commercial real estate?

Commercial real estate is not just offices. This is a crucial point.

Retail  Street-front shops, convenience stores, restaurant spaces	

Conservative investors who value foot traffic
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Industrial/Warehouse  Small factories, logistics centers, self-storage 
units	

Those seeking stable cash flow, long leases, low vacancy

Office  Office buildings, co-working spaces	

Investors with substantial capital; requires risk assessment

Mixed-Use  Shops below with residential above	

Investors wanting both commercial and residential exposure

Personally, I lean towards industrial/warehouse properties and small 
street-front retail spaces because: They typically have long lease 
terms and stable tenants (e.g., hardware stores, print shops, logistics 
companies). Even if a tenant leaves, they are easy to re-tenant. They are 
less restricted by residential regulations, face less government control, 
and have stronger anti-cyclical qualities.

How do you evaluate commercial real estate?

When investing, I use these three key metrics to screen opportunities:

Rental Yield (Yield)

The net yield for residential property is usually 2-3%, but commercial can 
achieve 6% - 8%. This means:

A $1 million commercial property could net $60,000 - $80,000 annually.

Even after mortgage payments, it can still provide positive cash flow.

Lease Quality

It's not enough just to have a tenant. What matters more is:

Is the lease term long enough (I recommend 3+ years)?

Does it include annual rent increases (usually CPI or 3%)?

Is the tenant in a stable business (licensed, with a trading history)?

For example, I once walked away from a shop with a seemingly high 
yield because the tenant was a new bubble tea startup in a remote 
location. The risk was too high. No matter how attractive the yield, I 
didn't want to risk months of vacancy.

Use & Zoning

You must understand the property's zoning!

Is it zoned industrial? Retail? Can the use be changed? This directly 
impacts:
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Whether you can get a mortgage.

If there will be a market when you sell.

Possibilities for expansion, renovation, or subdivision.

I've seen people buy cheap "office title units" without land. The 
result? Low rents, difficult to sell, stuck for 5 years. When investing in 
commercial real estate, focus on the land, not just the building.

Risks & Recommendations: It's Not a Sure Thing

Of course, commercial real estate has risks. Pay special attention to:

Vacancy periods can be long once a property is empty.

You must learn to analyze industry trends: Which sectors are stable? 
Which might be replaced online?

Banks usually offer lower Loan-to-Value ratios (LVR) than for residential, 
so be prepared with a larger deposit.
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Therefore, my advice is:

Don't make commercial real estate your first investment, but do include 
it in your future portfolio.Start with industries and locations you 
understand. If you know the local pet groomer is always booked, look for 
that type of shop.

Maintain close communication with your mortgage broker. They can help 
analyze if the rental income sufficiently supports the loan. Commercial 
real estate is the starting point for cash-flow assets. It won't make you 
rich overnight, but it will give you peace of mind when the bills arrive 
each month.

For me, it was the crucial turning point from "making my first bucket 
of gold" to "building passive income." So, if you already own your first, 
or even second, piece of land, I invite you to seriously consider this 
question: "Is your cash flow ready?"

In the future, I will continue to explore more strategies within commercial 
real estate: From warehouses and retail to mixed-use, from single 
tenants to multi-commercial portfolios, making the land not only 
appreciate in value but also generate a continuous stream of cash flow.
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Mindset & Conclusion

Core Advice for Investors
Interviewer: Looking back on your years of real estate 
investment experience, what are your most essential pieces of 
advice?

Joanna: I have three core lessons that I believe every investor—beginner 
or experienced—should internalize.

1. Be Decisive. Stop Waiting for the “Perfect Bargain.”

The Australian real estate market is transparent and efficient. The final 
sale price of a property is usually a fair reflection of market value at 
that time. Genuine bargains are extremely rare.

Many people hesitate because they’re waiting for the “perfect timing,” 
but the market does not wait for anyone. The critical skill is not timing 
the market, but recognizing value when it appears and acting quickly.

Ask yourself:

● Should I buy now?

● If I wait six months, will this property cost more?

● Am I hesitating because of fear or because the numbers truly don’t 
make sense?

If a property meets your criteria, fits your long-term strategy, and the 
price is within your reach (even if slightly stretched), move decisively.

This is how real portfolios grow.

Keep yourself prepared:

06



Mindset & Conclusion  54

● Have your finances in order

● Stay in close contact with good agents

● Constantly educate yourself

● Know exactly what you’re looking for

Opportunities favour those who can recognize them and act with 
confidence.

2. Break the Mental Barrier Between a “Home” and an “Investment.”

A major mistake many people make is viewing homes and investments 
through two completely different mindsets.

When buying a home, you should still think like an investor:

● Is the layout practical?

● Will this property attract tenants in the future?

● Does it have strong resale appeal?

When buying an investment, you should still think like a potential 
occupant:

● Would I personally feel comfortable living here?

● Is it too noisy, dark, small, or impractical?

● Does the area attract long-term residents?

Because life changes—

your family grows, careers evolve, priorities shift.

The “forever home” you buy today might need to be rented out or sold 
in a few years.

If the property only suits your personal taste but lacks universal appeal, 
you’ll face higher vacancy rates and weaker capital growth.

Remember:

You’re choosing a home not just for yourself, but for future tenants and 
future buyers.

This mindset helps you select properties that are resilient, in-demand, 
and capable of growing in value across different life stages.

3. Believe in Your Ability—and Don’t Remove Yourself From the Game.

This might be the most important lesson of all.
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The market will always have ups and downs. There will always be 
uncertainty—interest rate changes, economic cycles, political shifts. But 
you must hold the belief that you deserve to own land and that you are 
capable of building wealth over time.

Whether it takes one year or ten, you must stay in the game.

Many people voluntarily remove themselves from the wealth-building 
process by saying:

●“It’s too expensive.”

●“The market is too competitive.”

●“I’ll wait until prices drop.”

●“I don’t earn enough.”

But the moment you step back, the market moves on without you.

Wealth grows for those who stay engaged—

who keep learning, keep watching, and keep acting when opportunities 
appear.

Stay patient. Stay confident.

And above all, maintain the resolve to participate.

Real estate rewards those who stay at the table.

compete.
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Appendix

Glossary of Common Real Estate Terms

07
Zoning A legal classification set by local councils that determines 

how a piece of land can be used—such as residential, 
commercial, industrial, or rural.

Property Type A category that describes the structure or intended use of 
a property (e.g., house, townhouse, apartment, commercial 
building, vacant land).

Lot/Plan 
Number

A unique identifier used in land titles to specify the exact 
parcel of land within a subdivision or development.

Title Reference A number assigned to the official land title record held by 
the state or territory’s land registry.

Parcel ID A code used by government databases or platforms like 
CoreLogic to identify a specific block of land.

Valuation 
(AVM)

An Automated Valuation Model—a computer-generated 
estimate of a property's market value based on recent 
comparable sales and historical data.

Comparable 
Sales (Comps)

Recent sales of properties similar in size, location, and 
features. These are used to estimate the fair market value 
of another property.

Land Area The total size of the land parcel, usually measured in 
square metres (m²) or hectares (ha).
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Building Area The total internal floor area of a dwelling or building on 
the property.

Frontage The width of the property boundary that faces the street 
or main access point.

Easement A registered right allowing another party—such as a 
utility provider—to access or use a portion of the land for 
specific purposes (e.g., drainage, power lines).

Encumbrance A legal claim, restriction, or obligation attached to a 
property’s title that may affect its use or marketability.

Zoning Overlay An additional layer of planning rules that apply to specific 
areas, such as flood zones, bushfire overlays, or heritage 
protections.

Subdivision The process of dividing one parcel of land into two or 
more separate lots, each with its own title.

Covenant A condition placed on the property title by the developer 
or council that restricts or guides how the property can 
be used (e.g., maximum building height, specific façade 
materials).

Development 
Application 
(DA)

A formal request submitted to the local council seeking 
approval for construction, renovation, or changes of use.

DA History A record of all past or pending development applications 
related to a property.

Tenure The form of ownership, such as freehold, leasehold, or 
strata title.

RP Data “Real Property Data”—CoreLogic's property database 
containing historical sales, ownership, and valuation data.

Planning Zone A council-designated classification that defines the 
permitted uses of the land (e.g., Low Density Residential, 
General Residential, Mixed Use, Industrial).

Sales History A complete list of all previous sale transactions for a 
property, including dates and prices.
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Market Trends 
Report

A report summarizing price growth, median values, buyer 
demand, and turnover rates within a specific suburb or 
region.

Comparable 
Rental Report

A list of similar nearby rental properties used to estimate 
expected rental income for a property.

AVM 
Confidence 
Level

A rating indicating how reliable an automated valuation is, 
based on available data and current market conditions.

Council Area The local government area (LGA) responsible for planning 
regulations, infrastructure, and services affecting the 
property.

Improvement 
Value

The assessed value of buildings or structures on the land, 
separate from the land value itself.

Land Value The assessed value of the land alone, excluding any 
buildings or improvements.

GIS Map 
(Geographic 
Information 
System)

An interactive map displaying spatial data such as property 
boundaries, zoning layers, flood overlays, topography, and 
council restrictions.

Overlay A visual layer on planning maps that provides additional 
information about constraints or risks—for example, flood 
zones, heritage protection, or bushfire-prone areas.

Yield The annual rental income expressed as a percentage of the 
property’s value. Commonly used to evaluate investment 
performance.

Vacancy Rate The percentage of rental properties in an area that are 
currently unoccupied. Lower vacancy rates generally 
indicate stronger rental demand.

Median Sale 
Price

The middle price of all sold properties within a time 
period—often used as a measure of market performance 
because it is less affected by extreme high or low sales.
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Pre-Auction Checklist

1. Market Research

● Review at least 5 comparable recent sales (past 3–6 weeks).

● Confirm current suburb median price for similar property type.

● Analyse auction clearance rates in the area.

● Study price trends (rising / stable / declining).

● Identify average auction competition (number of bidders).

2. Property Due Diligence

a. Physical Inspection

● Inspect the property at least twice (weekday + weekend).

● Check natural light at different times of day.

● Assess noise levels (traffic, trains, neighbours).

● Inspect surrounding streets for cleanliness, slope, and safety.

● Confirm parking practicality and street access.

b. Land Assessment (Five Elements)

● Flood risk?

● Elevation, slope, retaining walls?

● Airflow and ventilation?

● Bushfire zone?

● Large trees / shading / root risks?

3. Legal & Documentation Review

● Obtain Contract of Sale in advance.

● Engage your conveyancer / solicitor to review:

o Title search

o Easements

o Covenants

o Zoning overlays

o Council approvals

o Building additions history
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● Request amendments if needed (special conditions, longer 
settlement, etc.).

4. Financial Preparation

● Secure pre-approval from your lender.

● Confirm your maximum borrowing capacity.

● Prepare your absolute bidding limit (written and non-negotiable).

● Prepare deposit method:

o Bank cheque

o Deposit bond (if allowed)

o EFT / instant transfer rules

5. Contract Strategy

● Clarify with the agent:

o Settlement period

o Deposit percentage

o Whether you can make changes post-auction

● Understand auction rules:

o “On the market” declaration

o Vendor bid rules

o Cooling-off period (in auctions there is none)

● Confirm any inclusions (furniture, fixtures, appliances).

6. Competition & Price Intelligence

● Speak with the agent to gauge expected interest.

● Identify likely competitors (families, downsizers, investors).

● Observe previous open homes — how many groups attended?

● Research the auctioneer’s past auctions (pace, strategy, style).

7. Auction Day Preparation

● Decide who will bid (you, partner, or a professional bidder).

● Plan your bidding strategy:

o Strong opening bid
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o Increment size

o Psychological pacing

● Arrive 30 minutes early to observe:

o Crowd size

o Mood and tension

o Auctioneer setup

8. Price & Strategy Discipline

● Write down your Top Price — and never exceed it.

● Set your Walk-Away Point in advance.

● Prepare for competitive pressure — stay emotionless.

● Tell your partner or a friend your limit (accountability).

9. Contingency Planning

● What if the property is passed in?

o Be prepared for immediate private negotiation.

o Know the post-auction process in your state.

● Have backup properties shortlisted.

● Ensure your finances cover holding costs even if interest rates rise.

10. Emotional Readiness

● Auctions are psychological games.

● Expect intimidation techniques (fast bids, long pauses, agent 
pressure).

● Maintain calm posture, controlled breathing, and steady confidence.

● Remember: Your limit = Your protection.

Thinking about buying land or a home in Australia but not sure where to start?
Feel free to reach out:

Australian Land, I can help you filter and shortlist the right options precisely.

乔安 
澳洲国家创新签证 NIV

扫一扫二维码图案，加我为朋友

Joanna Chen 
wa.me/61422605501
WhatsApp Business Account

Scan this code to start a WhatsApp chat with
Joanna Chen.


