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Disclaimer  
 
 

Positive Real Estate Pty Ltd does not provide advice on investments. All interested parties 
must rely on their own research before making any investment decision and should seek 

advice from a qualified Financial Planner or similar professional.  
 

 
The information contained within this document has been compiled from various sources to 

assist you in conducting your due-diligence. Please ensure you validate all information 

contained within this document. All sources for information contained within this Property 
Summary will be disclosed at your request. Positive Real Estate Pty Ltd will not accept 

responsibility for inaccurate information provided from external sources or third parties. 
 

 
As part of your due-diligence, it is the Purchaser’s responsibility to seek a legal opinion of 

the contract and any additional terms or clauses. You must adhere to the terms, conditions 
and subject clauses contained within the contract of sale. We note that Positive Real Estate 

Pty Ltd has made a number of assumptions when preparing this analysis – these 
assumptions have a material impact on the financials and therefore should be assessed 

carefully by investors.  
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Property Snapshot – Redbank Plains 
QLD 
 

  

Investment Type Strata Title 
Opportunity 

  

Stage Complete 

  

Zoning Residential 

  

Internal Size 100 sq each approx 

  

Property Age built  late 1980’s 

  

Furnished No 

  

Lending Category  70-80% 

  
  

Last Cycle Peak     
2007 

 

Market Timing               Bottom of Market 

 

Investment Brief 
 

Demographics South East Queensland is 

the fastest growing region 
in Australia. Ipswich has 

the capacity to be the 
next Parramatta of South 

East QLD.  

  

Infrastructure Massive infrastructure as 
situated in the triangle of 
Brisbane, Ipswich & the 

Gold Coast. 

  

Yield Variation Demand continuing to 
increase 

  

Supply And 

Demand 

Very few vacant land 

properties  

  

Population Redbank Plains 9,000 

Statistics 
 
Investment From $680,000 

$50,000 less than 
asking price ($730,000) 

  

Rates $5,850 pa (for 4 units) 

  

Weekly Rent  $930 pw 

  

Vacancy 

Estimate 
Low 

  

Gross Yield 7.1% 

  

Net Yield 5.2% 

  

Implied Tax Rate 40% 

  

Yr1 Pre Tax Cash 

Flow p.a. 
-$15,669 

  

Yr1 After Tax 

Cash Flow p.a.  
-$5,014 

  

  

Buyers Fee $12,995+GST 

 

Note: Completed on 100% finance. For more financial information see property financial details. 
Buyers please be aware that all information has been collected by third parties and buyers need to 
conduct their own further due diligence on all aspects suggested within this report. 
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Liquidity Meter 
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Property Overview  
 

Positive Real Estate has brokered a fantastic investment opportunity in Redbank Plains, 

Queensland. The property is strategically positioned in the South East Queensland growth 

corridor, part way between Brisbane and Ipswich. The property is a block of four units, 2 

bedrooms, 1 bathroom, and 1 lock up garage. Two of the unit are already renovated, we 

have take into account that the two un-renovated units need $10,000 spent on a refurb. The 

unit complex is within an easy walk to shops, schools and public transport. 

 

Key Investment Points: 
• 2 double bedrooms with built in robes  

• 1 bathroom with separate shower  

• Very neat and tidy kitchen  

• Single lock up garages with the laundry at the rear  

• Private fully fenced rear yards  

• 29% Growth in the past 36 months 

• 10.2% Long term trend growth 

• Purchasing under the median unit price of $295,000 (per unit) 

• 30km to Brisbane CBD 

• 15km to Ipswich CBD 

• The property was un-affected by flooding please see page (15) 
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Buy, Strata, 2 year hold (selling in 
2013) 
 

 

Buy,Reno,Strata     

Gross Realisation $943,824 4x $210,000 (6% growth rate p.a) 

      

Purchase Price $680,000   

Renovation Costs $20,000 2x Reno ($20,000) 

Stamps and legals (approx) $27,700 Stamps $26,000 + legals $1,700  

Strata related costs (surveyor + DA 
etc) 

$25,000   

Holding Costs $10,000 2 years holding 

Sales Costs $21,000   

Miscellaneous $5,000   

Buyers Fee $12,995   

Total Costs (approx) $801,695   

      

Total Net Profit before tax $142,129   

Profit to Risk as a % 17.73%   

 
 

Refinancing the property in 6-9 
months when a strata is done. E.g 
four properties on one tile becomes 
four properties on four titles – 
higher LVR% becomes available – get 
your cash out!  

 

• Once the property is strata titled you will be able to increase the LVR to 

90% 

• Total costs is $250,195 approx 

• $212,000 equity available for redraw once strata titling is complete 

(Based on 90%LVR of Gross Realisation of $840,000) 
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Price List 
 

23 Hentley Street, Redbank Plains $680,000.  

 
Please note that the purchase price may vary, as the property is on the 

open market, and the deal is live. 

 

Tenancy Details 
 
Currently tenanted with a rental income of $930 per week  

Good solid leases in place  
3 of the 4 tenants have been there for a considerable time 
Unit 2 are the only tenants that are on their first term. 

 

Unit 1  
1/23 Henty / Front LHS – Rent  $220pw lease expiry 26/7/2011 
Unit 2  
2/23 Henty / Rear LHS – Rent $250pw lease expiry 8/4/2012 

Unit 3  

3/23 Henty / Rear RHS - Rent $230pw lease expiry- 24/9/2011 
Unit 4  
4/23 Henty / Front LHS - Rent $240pw lease expires 16/8/2011. 
 

Council Approval for Strata   
 
 

• PRE has spoken to Ipswich City Council regarding strata titling the 4 units at 23 

Henty Drive Redbank Plains 

• They have said verbally it can be done 

• The two properties next door have been strata titled (please see photos below, the 

properties are a similar block of units and are similar in lay-out) 

• The property will have to comply with the strata titling conditions eg parking water 

meters etc 
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Property Photos 
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The Properties Condition 
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Location and Surroundings 
 
Redbank Plains is an eastern suburb of Ipswich, Queensland in Australia. The suburb is 
a neighbor of a similar suburb (Redbank) which contains a large shopping mall called 

Redbank Plaza. Redbank Plains has mostly residential streets and two shopping centres 
as well as a fitness centre. The Redbank Plains Library (a branch of the Ipswich Library 

Service) is a great community facility situated in Redbank Plains. It has services and 
resources for the whole family. 

 
The suburb is bisected by the Ipswich Motorway and there is a Redbank station on the 
Ipswich railway line that services the suburb. The nearby Redbank Workshops caters 

for Citytrain and other Queensland Rail train repairs and maintenance. The Brisbane 

River is the northern boundary of the suburb.  
 

 

 

Transport 

Redbank railway station provides access to regular Citytrain services to Brisbane, 

Ipswich and Rosewood via Ipswich. The standard off peak trains heading for the city 
depart every 16 and 46 past the hour. 

Parks and Sports Facilities 

• Ipswich Racecourse 

• Ipswich Knights Soccer Club 

• Ten Pin Bowling and Roller Skating Centre 

• Bundamba Swim Centre Public Pool 

• Rotary Pk 

• Alfred Seymour Pk 

Ipswich area has the capacity to be the next Parramatta of SE QLD. For years 
Ipswich has been the city of promise now that promise is being fulfilled. 
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ING Industrial Estate - Redbank 
 

 

The State Government has released the SEQ Reqional Plan, which identifies an 

additional 1 million people in the SEQ Reqion over the next 20 years. Ipswich already 
has in place the strategic planning framework which enables delivery of the Regional 
Plan and Industrial Plans.  

• Goodna Bypass, 2.3 billion 

• Western corridor Recycled water project, $1.7 billion 

• C- 17 Globe master, $2 billion. Amberley RAAF Base Redevelopment. 
Employment to grow from 3,500 to 6,500 by 2010. IPSWICH will become the 
nation’s epicentre of aerospace when the next phase of RAAF Base Amberley is 

constructed. Details of the Aerospace and Defence Support Centre – Amberley 
(ADSC) have been announced and the large project is predicted to bring 

thousands of jobs to Ipswich when construction begins in 2012. The KoBold 
Group has planned the project and said it would position Ipswich as a global 
leader in aerospace and defence industries. 

o Stage 2 - $285 million, estimated completion 2007- 2009 

o Stage 3 - $331.5 million, estimated completion 2010 

• Amberley Aerospace Park $170 million 

• Ipswich River link - $200 million 1500 jobs 

• Extension of Centenary Highway (Springfield – Ripley- Yamanto), $345 million 

• Centenary Highway duplication and Rail extension Darra to Springfield, $840 

million 

• Ipswich Logan Motorway Interchange Upgrade $255 million 

• Warrego Highway to Cunningham Highway Connection, $86 million 

• Darra to Springfield Rail Extension $320 million 

• Southern Regional Water pipeline - $650 - $ 700 million 

• Swan bank Enterprise park $470 million, 700 jobs during construction, and 750 

jobs during operation. 

• Aspire Apartments $65 million 
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• Orion Shopping Centre - $155 million 

• Capral $120 million and 330 jobs 

• Australian Seamless tube project, $545 million, 950 jobs 

• Ripley Valley Residential development – 120,000 residents by 2030 

• $1 billion Citiswitch/ Lang Walker 

River heart 

• Partnership between Council and State Government to revitalise the Ipswich 

CBD for retail, recreation and cultural experiences using the Bremer River as a 
vibrant component  

River link  

• $200 million retail development – over 135 retail and specialty shops and 2300 

car spaces – the majority undercover 

• River front precinct comprising restaurants and cafes 

• River walk around the site with terraced grounds to the river  

• Pedestrian walkway using historical rail buttresses over river 

$50 MILLION DEVELOPMENT APPROVED FOR IPSWICH CENTRAL 

 
Excel Development Group will build the NEW seven storey office tower will feature in 

the redevelopment of the former Super Cheap Auto site in East Street Ipswich.  The 
project also includes an 11 storey tower of residential apartments in Wharf Street. 
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Education 

• Redbank Plains Pre School 

• Redbank Plains State High School 

• C & K Redbank Plains Community Kindergarten  

• Staines Memorial College   

 
Colleges and universities 

• University of Queensland, Ipswich 

• Auto Trade College, Bundamba 

• Bremer Institute of TAFE, Ipswich, Bundamba & Goodna 

• University of Southern Queensland, Springfield 

Secondary schools 

• Bremer State High School 

• Bundamba State Secondary College 

• Ipswich Girls' Grammar School, established 1892 

• Ipswich Grammar School, established in 1863, first school to open as a result of 
the Grammar Schools Act of 1860 

• Ipswich State high School 

• Redbank Plains State High School 

• Rosewood State High School 

• Saint Edmund's College 

• Saint Mary's College 

• St Augustine's College Springfield 

• St Peter Claver College 

• West Moreton Anglican College, Karrabin 

• Westside Christian College 

Primary schools 

• Kruger Primary School 

• Redbank Primary School 

• Goodna State School, established in 1870. 

• Ipswich State School 

• Silkstone State School 

• St Marys Primary school 

• St Josephs Primary School 

• Brassall State Primary School 

• North Ipswich State Primary School 

• East Ipswich State Primary School 

• West Ipswich State Primary School 

• Central State Primary School 

• Bundamba State Primary School 

• Blair State Primary School 

• Karalee State Primary School 

• Tivoli State Primary School 

• Churchill State Primary School 
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Ipswich is becoming known nationally and internationally for providing quality 

educational services, catering for all levels of schooling from pre
university.  

   

Ipwsich Girls Grammar School 

 

Unique model in Australia, bringing together a range of education, training and learning 

providers on one campus. Current tenants include USQ, UIL, Bremer TAFE, 
learning Training Facility, Australia City College, STS and primary and secondary 
colleges  

• Opened in March 2006

• 18ha, 232 000m2 precinct

• Total project cost $1 billion over 10

• Current student population 1500 

• Stage 1 – 24 00

• Total project cost $1 billion over 10

20 

Ipswich is becoming known nationally and internationally for providing quality 

educational services, catering for all levels of schooling from pre

                                              

Girls Grammar School          St Edmund's College       St Mary's College

               

Unique model in Australia, bringing together a range of education, training and learning 

providers on one campus. Current tenants include USQ, UIL, Bremer TAFE, 
learning Training Facility, Australia City College, STS and primary and secondary 

Opened in March 2006 

18ha, 232 000m2 precinct 

Total project cost $1 billion over 10-12 years 

Current student population 1500 – projected 10 000+ 

24 000m2 opened at a cost of $85 million 

Total project cost $1 billion over 10-12 years 

Ipswich is becoming known nationally and internationally for providing quality 

educational services, catering for all levels of schooling from pre-school to 

 

St Mary's College 

  

Unique model in Australia, bringing together a range of education, training and learning 

providers on one campus. Current tenants include USQ, UIL, Bremer TAFE, ABC 
learning Training Facility, Australia City College, STS and primary and secondary 
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Attractions 
 

Ipswich Race Course 

Ipswich Turf Club's Racecourse is about 32 Kilometres from Brisbane and situated in 

the metropolitan suburb of Bundamba. The race course has a course proper 

circumference of 1,746 metres and a straight of 300 metres, a relatively short straight 
and the race course generally favours horses which like racing close to the lead 
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Location Map 
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Google Earth Map 
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Property Financial Details 

Data Report- 
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Analysis Report- 
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Appendix I| Rental Appraisals 
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Sales Appraisal  
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Area Map 
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Appendix II| Site Plans  
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 Appendix IV| Comparable Sales 
 

BELOW PROPERTY - SAME STREET 

 

 

Comparable Listings  
 

 
ABOVE PROPERTY -SAME STREET 
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Appendix V| Capital Growth Rates 
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Appendix VI| Demographic Details 
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Appendix VII| Risks 
 
All investments involve risk. While drivers of growth and other attributes that have a 
positive effect on an investment have been analysed in depth, it is equally important to 

be aware of and understand the risks that could have an adverse impact on the 
investment’s performance. Following are some of the risks that investors should 

consider prior to investing in property: 
 

1. Market Value Risk 
This risk relates to the risk of the investment failing to achieve the expected growth. 

Much of the information we have used in our analysis is predictive and the rate of 
return may be affected by known and unknown risks and uncertainties. This in turn 
could result in the re-sale value of the investment not achieving what is expected if the 

vendor chooses to sell during or following depressed market activity. 
 

2. Construction Risk 
This is applied to properties purchased off the plan. Throughout such projects the 

developer may arrange finance facilities related to the land acquisition, development 
and construction of the project. This may result in issues arising in the delivery of the 
product on time and as specified on the contracted terms. Delays in the delivery period 

would result in opportunity costs as investors funds may not be able to be redirected to 
alternative investments. 

 
3. Rental Yields 

Rental yields fluctuate and are affected by other market factors. They may go up or 
down depending on factors such as supply, demand, employment, investment in the 

area and the state of the overall residential market. 
 

4. General Risk 
In addition to the risk factors specific to investment in property development projects, 
there are more general risks that can affect the value of the investment in the 

development, including: 
 

• The state of Australia’s and the world economies 

• Movements in inflation and employment 

• Changes in socio-economic factors 
• Natural or man-made disasters. 

 

5. Personal Risk 
Investment strategies will often depend on the income of the investor. Should there be 
a reduction or loss in the flow of income from the investor it may present a risk in the 
future ability to hold the investment. These risks may be managed through the 
appropriate use of income protection insurance, life insurance and trauma insurance. 

 

 
 

6. Interest Rate Risk 
Movements in interest rates can have a number of effects on an individual property 

investment. Specifically, an increase in interest rates may have an immediate effect on 
the costs of holding an investment property. Additionally, sustained interest rate rises 
may have a lagging effect in the form of reduced sales activity and property growth. 
 

7. Policy Risk 
Changes in government policy may affect both holding costs and the expected growth 
performance of specific property investments. This may result in additional expenditure 
in order to finance your portfolio and the expected returns. 
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8. Oversupply 
An oversupply in property will have effects on both achievable rents and growth 
performance. Due to the length of time typically required to construct medium and high 
density developments, the short term supply curve is inelastic. This means that 

property supply has an inherent inability to adjust quickly enough to meet demand. A 
sudden reduction in demand or an unexpected increase in supply may result in 
oversupply. Typically this risk is most acute towards the end of the property cycle. We 
do not foresee any short term risk of oversupply in the current market. 

 

9. Settlement Risk 
Settlement risks may prevent the purchaser’s ability to settle on the property. 
Typically, these are related to difficulties in obtaining finance through valuation 
shortfalls at the time of settlement or changes in the purchaser’s personal 

circumstances that result in the refusal of the purchaser’s credit application. This may 
result in the loss of the deposit or any monies owed to the developer. This risk may be 
managed by obtaining pre-approval of finance (for completed property) prior to 
exchange of contracts. 
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Appendix VIII| Glossary of Terms  
 

Common terms used by property Investors and Financial Institutions 
 

Application 

Fee 

A fee paid by the borrower to the lending institution for obtaining 

finance. 
 

Bridging 
Finance 

A short term loan/facility that is often used when buying a new 
dwelling previous to settling an existing dwelling. 

 

Body 
Corporate 

The term ‘Body Corporate’ refers to a home owners association 
charged with the administration of one or more housing units. 

Owners of the individual dwellings pay a fee to provide for 

maintenance of common areas and provide cover for repairs that 
may arise in the future. 
 

Capital Growth The change in value of an investment. This is calculated by 

subtracting the purchase price from the current value of the 
investment and is usually expressed as a percentage. If the price of 
the capital asset has declined instead, this is called a capital loss. 
 

Comparison 
Rate 

A rate used to compare the borrowing costs from competing lenders. 
The basis of comparison includes the interest rate and the majority 

of fees and charges payable during the life of the loan. The figure is 
expressed in percentage terms. It should be noted that some costs 

including redraw fees or early repayment fees, and cost savings such 
as fee waivers, are not included. 

 

Deposit 

Guarantee 

A substitute for a cash deposit used to purchase a property. At the 

time of settlement, the buyer is required to pay the full purchase 
price.  
 

Equity The net value of the asset. This is calculated as the value of the 

property less any outstanding loans secured by the property. 

 

Gross The complete amount before deductions for taxation, inflation, or 
any other various fees that may be incurred. The term ‘gross return’ 

refers to the amount of capital growth and yield before taxation, 
body corporate, fees, inflation and other expenses are taken into 

account. 
  

Infrastructure Basic facilities required for a community or society to function as an 
economy, including transportation, communication, provision of 
water and power and the public institutions needed for security, 
welfare, health and education. 

 

Interest in 
Advance 

When interest is charged at the beginning of a period of time. For 
example, charging the first years interest in the first month of a 
loan. It is generally only available on fixed rate loans for investment 

purposes. 

 

Interest Only 
Loan 

A loan facility commonly used for investment loans where the 
borrower only pays the interest component of the loan for a specific 

period of time. 
 

Price $/m2 A measure for determining the relative value of a given property 
based on the internal size. This is calculated by dividing the 

purchase price by the internal area (measured in m2) and expressed 
as dollars per m2. 
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Real Return The return on investment, less the reduction in its value as a result 

of inflation. Real rates are important as they tell you what the 
actual increase in value is, and how much of a return was less the 

effect of inflation.  
 

Rental 

Guarantee 

A guarantee by developers to pay an agreed level of rent should a 

shortfall achievable in the market arise. This is usually based on a 

percentage of the purchase price. 
 

Valuation The estimated worth of a project based on comparable sales with 
projects of a similar type. This is conducted by a registered valuer.  

 

Yield  An annualised rate of return for a given investment. This is 

calculated as the annual achievable rent expressed as a percentage 
of the purchase price (or current market value) of paid investment. 

 
 


