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By Todd Polke
Property investor and strategic wealth coach  

Introduction
Investors are often asking me for recommendations on where they should 
buy to secure a strong cashflow property investment.

In reality, there’s no ‘one size fits all’ answer to this question. The ideal 
investment for you will be comprised of more than just a high-yield location. 
You need to find a property that suits your investment strategy, your budget 
and your goals, all of which are going to be different depending on your 
starting position.

If you’re sitting on a stack of equity or a large cash sum to use as a deposit, 
then you have a lot of options. 

However, if you have a limited budget or a smaller deposit at your disposal, 
you may need to investigate regional markets for opportunities to extend your dollars further. 

For these investors, a property in a location like Cairns in far north Queensland could be worth considering. 
This property market is finally starting to rebound after a number of years in a stagnant state, which is 
prompting investors to take a closer look.

The suburb of Woree, which is located around 8km from the centre of Cairns, in one such suburb that 
landlords are attracted to, due to the high rental returns on offer. 

I have prepared this report to demonstrate the potential of this market and to give you an idea of the kind of 
research you can uncover when doing your due diligence. 

Please note: I am not advocating investing in Woree or Cairns as an investment location, and you 
should not buy an investment property in this region simply because it is highlighted in this report!

I have released a number of these reports this year and they’re design to highlight the potential opportunities 
available to investors – not to act as an investment guide that you should blindly follow. 

It’s crucial that you do independent research on any market you’re considering investing in, and that you turn 
to your advisers such as your property mentor, your accountant and your mortgage broker for guidance, before 
you take action. Together, you and your team will be able to secure a profitable property investment that 
takes you closer to your wealth creation goals.

Happy reading!

To your success,

Todd Polke

Positive cashflow opportunities in Woree with up to 10%- yields
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Disclaimer

This report is created by Freedom360 Pty Ltd. ABN 71 607 582 721. The parties making this report available to you give no warranty nor 
accept any liability for any decision based wholly or in part on this report, such as any decision to invest in, to buy or not buy property 
described herein. 

The Parties believe the statements, information, calculations, data and graphs contained herein to be correct and not misleading but give no 
warranty in relation thereto and expressly disclaim any liability for any loss or damage which may arise from any person acting or deciding 
not to act partly or wholly on the basis of any such statements, information, recommendations, calculations, data or graphs. 

This Information is made available on the understanding that this report not rendering professional advice. While Freedom360 pty ltd has 
made every effort to ensure the accuracy, reliability, completeness and suitability for purpose of the information presented, Freedom360pty 
ltd does not give any guarantee or take any responsibility or accept any liability (including without limitation, liability in negligence) arising 
from or connected to any errors or omissions. 

Freedom360 takes no responsibility and disclaims all liability for any losses, damages or costs as a result of the use or reliance on the 
information. 

It is strongly recommended that users exercise their own skill and care with respect to the use of the information, and before relying on 
the information that users should carefully consider its relevance to their purpose and obtain any professional advice appropriate to their 
particular circumstances
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Woree: A regional overview
A suburb of Cairns in far north Queensland, Woree is located around 8km or 15 minutes’ drive from the city’s CBD.

It is home to around 4,800 people, according to the Australian Bureau of Statistics, and almost half of the 
suburb is comprised of tenants, with 46% of people renting; 20% paying off a mortgage; 21% fully owning 
their home; and 13% not stated.

The population of the great Cairns area has grown consistently over the last 10 years, with ABS figures 
showing annual growth of between 1.3% and 3.8%. Since 2001, the number of people living in Cairns has 
increased from 115,000 to 159,000.

“Cairns’ property prospects are bright”

The Cairns property market is finally experiencing some growth after an extended period, with the north 
Queensland community landing on the radar of many investors in 2015.

From around 2007 onwards, property values throughout the city stagnated or even declined, with a number 
of influences – including the Global Financial Crisis, and major weather events that saw insurance premiums 
skyrocket – impacting the market.

Early in 2015, REIQ chief executive Antonia Mercorella said Cairns was ripe for growth, describing it as “the 
star performer of Queensland real estate”.

“Its prospects are bright as buyers renew their love affair with the city,” she said. 

Values grow, while market activity increases 20%

The latest CoreLogic data shows median house values across Cairns have risen by 4.7%, to $372,000, while 
units have increased by 3.8% to reach $226,600 (year to June 2015).

“Sales volumes are at the highest levels they have been since 2008, with current activity up 4.3 per cent from 
May 2014, and 20.4 per cent above the five-year average,” reported CoreLogic in its most recent RP Data 
Quarterly Regional Report.

“Homes are selling faster than they were 12 months ago, with the average house selling in 79 days, seven 
days faster than May 2014, while the average unit is taking 12 less days to sell (90 days).”
 
These are signs of a market on the move, with CoreLogic adding, “Other key housing metrics are also showing 
improvement across Cairns, with the number of transactions also increasing.”
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What’s happening in Woree? 
 
Situated just south of Cairns’ city centre, Woree is next to the Bruce Highway and offers affordable unit 
investments with a median value of $125,000, according to CoreLogic RP data (October 2015). 

In addition to boasting low supply and high demand in regards to property, Woree is home to a high 
percentage of renters and in recent times, the suburb has benefited from Council and state government 
infrastructure spending.

In 2014, for instance, a 5km bike path winding from the CBD to Woree was completed at a cost of $2.6 million. 
The pathway offers a dedicated route for cyclists travelling to the city centre from the growing southern suburbs.

Mayor Bob Manning said the council was committed to growing its cycling infrastructure, with “another 
cycleway under construction at Brinsmead and a further section in the planning stages.” 

Apartment values in this suburb have increased by 7.76% in the 12 months to October 2015, while the median 
gross yield is a very strong 11.1%, according to CoreLogic RP data.

Presently, there is a low supply of rental properties – particularly apartments – because the region “hasn’t 
had any development in Cairns since the GFC”, Cairns real estate agent Stephen Coates of Coates Real Estate 
told News.com.au earlier in 2015. 

“The demand is very high for rentals and when you have low 
supply, it will push prices up for the foreseeable future.”

National valuation firm Herron Todd White confirm that rental vacancies in Cairns overall “remain at levels 
indicative of a tight rental supply”.

In their September 2015 Cairns Watch Property Report, they also placed Cairns at 9 o’clock on the property 
clock, indicating that this pocket of far north Queensland is a rising market.
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Source: http://www.cairnswatch.com.au/uploads/uploads/201509property.pdf

Herron Todd White’s National Property Clock is prepared each month based on the local market perceptions 
of its Australia-wide network of offices.

The Cairns market overall remains positioned at the Rising Market stage of the cycle.
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Woree: A suburb snapshot 

Woree is a suburb of north east Queensland, and is home to around 4,800 residents (ABS).

Major features of Woree include the Cannon Park Racecourse, Cairns Golf Club, Woree Bicentennial Aquatic 
Centre, Woree Community Centre, Calanna Park, Jeff Pezzutti Park, Woree Plaza and a number of schools.

The established neighbourhood is close enough to the CBD to allow access to facilities and amenities, such as 
shopping, hospitals and medical services, and the suburb itself is home to a number of schools. Residents are 
a short drive from the beach, while Cairns International Airport is to the north.

Source: http://www.propertyvalue.com.au/suburb/woree-4868-qld#Unit

Source: http://profile.id.com.au/cairns/tenure?WebID=400

Housing tenure, 2011
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Woree employment snapshot:
 
The main employment industries for Woree residents are:

The median individual income is $524 per week and the median household income is $872 per week. 

Source: http://woree.localstats.com.au/demographics/qld/northern/cairns/woree

 14.7% Retail trade

 11.1% Health care and social assistance

 9.4% Accommodation and food services

 7.7% Construction

 7.5% Public administration and safety

 6.9% Education and training

 6.4% Transport, postal and warehousing

 6.1% Manufacturing

 5.5% Other services
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Historical capital growth in Woree

Overall, Woree has experienced slow capital growth over the last decade, in line with the overall Cairns 
property market’s performance. 

In 2006, the median unit price was $129,000, according to RP Data/CoreLogic. Now in 2015, the median 
apartment value has reached $142,000 – a very modest increase of around 10%. 

Source: RP Data/Core Logic

Future capital growth prospects:

It’s important to note that the property prices in Woree peaked just prior to the Global Financial Crisis, before 
the market was hit with a triple whammy of low confidence, a decline in construction demand/jobs, and rising 
insurance prices due to severe weather events. These influences impacted the entire region. 

From historical growth data we can infer that Woree’s apartment market has historically experienced poor 
levels of capital growth. Based on previous performance, investors could anticipate that the future capital 
growth in  Cairns may not be strong.

However, Herron Todd White research director Rick Carr has commented that Cairns’ real estate market had 
been increasing in both sales volumes and prices, a trend he expects to continue.

“The expectation for 2016 is for continuing property price and volume growth as the economy continues to 
revive,” he said.
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Historical rental performance in Woree
In real estate terms, a property market is considered to be balanced when the vacancy rate settles between 2 and 3 per cent.

In Woree, the vacancy rate (encompassing combined properties, both houses and units) has been tracking as follows:

Year Vacancy rate No. of vacant properties

2014 1.99% 35

2015 2.95% 52

Source: Real Estate Investar

These statistics imply that Woree’s rental market has been tight in 2014, easing off a little in 2015 years. 

Overall, it appears there is a steady level of tenants in the market and rental properties aren’t sitting vacant on 
the market for long.

Other important factors about Woree’s broader rental market include:

 Around 46% of Woree residents are tenants.

 The median rent for units is $250 per week (PropertyValue.com.au).

 The median gross yield is a handsome 11.1% (PropertyValue.com.au). 





Source: http://www.propertyvalue.com.au/suburb/woree-4868-qld#Unit 
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Woree in action: Example investment

If you’re searching for a high cash flow investment opportunity, Woree could be worth further research. 

At the time of compiling this report, an active listing was available for a two-bedroom, one-bathroom 
apartment in Girralong Street, Woree. 

Listed for $128,000, the unit was an older style apartment within a complex of 16 apartments. The property 
itself included a newly renovated bathroom and a current lease was in place for $240 per week.

Let’s make the assumption that you were able to negotiate the purchase price down to $120,000. The 
numbers would look something like this:

Purchase price $120,000
Deposit @ 20% $24,000
Loan amount $96,000

Loan interest rate 4.75%
Yield 10.4%

Weekly interest repayment $88
Rental income (approx.) $240

Income surplus $152
 
A surplus income of more than $150 per week represents a fantastic potential cashflow! Unfortunately, however, 
it won’t all land in your pocket. This surplus rental income will need to cover a range of property ownership 
expenses, including council rates, insurance, body corporate fees and property management commission.

Assuming council rates of $2,000 annually, body corporate fees around the same amount, annual landlords 
insurance of $350 and a property management fee of 8.5 per cent, this would amount to roughly $5,400 
annually, or $104 per week. 

This still leaves a positive cashflow of $48 per week or $2,500 annually, and we’ve yet to factor in 
depreciation, which could generate tax deductions of another $2,000 to $5,000 per year, according to 
Washington Brown’s Depreciation Calculator. 

As a result, a ‘cheapie’ apartment investment in Woree could generate a profit return of between $3,500 and 
$5,000 annually, depending on your individual tax rate. 

If you were to reinvest this cashflow back into the property, you could super-charge your mortgage repayment 
and work towards owning the property outright in a matter of years. I punched the numbers into Mortgage 
Choice’s home loan repayment calculator, and it suggested that paying just $100 per week extra into the 
mortgage from day 1 would potentially see your investment property completely paid off within 12 years!

Best of all, while you’re using the cashflow to pay off the mortgage, you can speak to a finance broker 
about using the equity to continue building your portfolio.
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Woree Supply and Demand: Official ranking

DSR stands for Demand to Supply Ratio, and it aims to be a predictor of capital growth potential. According 
to DSR Data, a DSR score of between 55 and 63 is considered ABOVE AVERAGE. A DSR between 64 and 72 is 
considered a GOOD market with respect to supply and demand.

Woree’s apartment market DSR Score is: 65/100.

 
“Sellers are in no panic and buyers are making decent offers. This is a healthy 
market for investors. Demand is ahead of supply but not alarmingly. Buyers 

are rarely able to get away with low-ball offers. Sellers are usually getting the 
prices they ask for. Expect growth to exceed the national average.” 

 
Note that Woree’s housing market returns a lower DSR score of 54/100. 

Source: www.dsrdata.com.au, October 2015
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Conclusion:  
Is Woree’s property market moving forward?

From an investment perspective, the major risk present in Woree’s property market is the lack of historical 
capital growth. The overall Cairns property market has been depressed for a number of years, promptly in 
large part by significant weather events that have impacted the region’s insurance market.

Domain Group senior economist Dr Andrew Wilson confirms that high insurance costs for apartments in Cairns 
have meant that no new units had been built recently in the city.

“They have stopped building units, but the median price has now dropped below $200,000 so buyers will start 
looking at that market again,” he said.

For investors, this could be a positive indication as it means that supply is constrained, while demand is 
increasing, with population growth recorded every year for the last decade.

Many experts and industry analysts are predicting that after a long period of sluggish price movement, Cairns 
is poised for growth. For those who are willing to do extensive due diligence, the suburb of Woree could 
represent an excellent opportunity to add to your portfolio with a cash flow investment.

Remember that this type of property investment won’t suit every investor. Investing in regional communities 
comes with certain risks and those investors who bought into the Cairns property market in recent years are 
only now just starting to reap the rewards. Do your research and make sure it fits your strategy. 

Property markets such as Woree in Cairns show that you don’t need to be rich to be able to afford a property 
investment – but you do need to be proactive. 

I’m hopeful that the information contained within this report gets you thinking about the opportunities 
available to you in various regional property markets around Australia.

Yours in success,

Todd Polke
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