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Positive cashflow opportunities in North Albury’s apartment market

By Todd Polke
Property investor and strategic wealth coach  

Introduction
As a property investing coach and mentor, I have helped over 700 investors to 
buy quality investment properties all over Australia. 

When I meet with a new client, there’s one common question that usually crops 
up, and it’s a variation of: “Todd, where can I find cash flow positive properties 
that put money back into my pocket from day one?”

When people ask this question, what they really want to know is, how can they 
secure a second income without having to get a second job? 

The good news is, there are certain properties and certain suburbs in Australia 
right now that can help investors to derive a net income each month, after all 
expenses have been paid. 

The better news is, you don’t have to go to mining towns to chase these high-yielding properties! (In fact, I 
recommend against doing that because of the volatility.) 

What you do need to do is your own due diligence (research) – and a lot of it.

To give you an understanding of the type of research you should be doing before you invest in any property, in any 
market, I’ve prepared this report on a high yielding area - North Albury. 

North Albury is a suburb of regional New South Wales, right on the border of Victoria, where units can be 
purchased at very affordable prices, but where rental returns can be pleasingly high for investors. 

Feel free to peruse this information as a starting point for launching your own research in North Albury. That said, 
please don’t rush off and blindly buy property in this region simply because it’s covered in this report!

It’s imperative that you turn to your team of trusted advisers (aka your property coach, your accountant and your 
mortgage broker) for guidance before you take action on any potential property investment. And of course, put the 
property and area through your own personal rigorous due diligence process. 

Every investor has different goals, budgets and personal situations, so it’s crucial that you take steps to ensure 
your next investment makes sense in context of where you are now and where you want to go.

You never know: this suburb may stack up as a viable investment opportunity for you, based on your individual 
strategy.  Or it may not. 

But whether it’s the right fit for you or not, with this report, I aim to show you just how much information is out 
there for investors who are willing to put in a little effort, do a little due diligence, and truly commit to finding ways 
for their money to work hard for them – rather than the other way around.

To your success,

Todd Polke
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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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Albury-Wodonga: A regional overview
 
Situated 460km from Sydney and 325km from Melbourne, Albury is often referred to as ‘Albury-Wodonga’, as it is 
adjacent to its twin city, Wodonga, which is positioned directly across the border in Victoria.

Albury is separated from Wodonga by the Murray River, and together the two cities are home to more than 
85,000 people (ABS). Albury itself has a population of around 50,000 – a figure that is expected to grow to 68,500 
by the end of 2031 (Albury City Council/ABS).

Albury-Wodonga is located along the Hume Highway, between Melbourne and Sydney, with solid links to 
Canberra. This makes it strategically important, which is why many transport and logistics businesses are based 
there.

“One of the nation’s most important regional economies”

The broader Albury-Wodonga region has been described by Terry Ryder, founder of Hotspotting.com, as “one of 
the nation’s most important regional economies”.

“A location with lots of small to medium-sized ventures happening is a centre of growth that’s steady, sensible 
and sustainable. One such place is the twin cities of Albury-Wodonga, separated by the Murray River and the 
NSW-Victoria border, but operating very much as a single regional centre of significant proportions,” he said.

“The twin border cities are growing steadily and now comprise an urban mass of around 85,000, which produces 
a gross regional product worth above $5 billion a year. It has good rail, road and air connections and is a growing 
centre of agriculture, manufacturing, construction, education and medical services.” 

Robust, growing and diverse economy

Educational facilities are plentiful in Albury-Wodonga, with the two cities home to five university and 
TAFE campuses and more than 70 schools between them. 

The cities also have their own newsprint mill, an abattoir, two large Bunnings Warehouses and the military’s 
Latchford Barracks.

Albury-Wodonga economy is bolstered by its diverse economies, as the cities are home to a $90 million 
Woolworths Regional Distribution Centre – which employs more than 400 people and turns over $2 billion of 
stock every year* – and the corporate headquarters for Mars Corporation, purveyors of popular chocolate, food 
brands and chewing gum. 

Overall, the city boasts a robust, growing and diverse economy that is working toward a sustainable economic 
future.

*City of Wodonga/Logic Wodonga
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What’s happening in Albury-Wodonga?
 

Around five years ago, the Albury City Council endorsed the The Albury and Lavington CBD Master Plans, 
designed to revitalise the city and enhance its sense of community and unique personality.

The Master Plan included several provisions to improve the arrival points in Albury CBD to make it “a more 
identifiable city”, incorporating initiatives such as engaging artists to create public artworks and spaces; 
designing an integrated signage strategy for the CBD; encouraging pedestrian access throughout the CBD; and 
focusing on the sustainability of the city’s future. 

To help achieve the latter and ensure the strength and sustainability of the region’s economy, the local 
government has outlined a Digital Economy Strategy that is intended to help regional businesses transition 
into an increasingly digitised world of commerce. 

Albury City and Wodonga City has committed to a range of initiatives to address this, which it predicts will 
contribute to Albury-Wodonga’s economy by up to $570 million per annum.

More recently, there have been a number of private and public investments in Albury-Wodonga that have 
under-pinned its diversity and sustainability long-term

These include:

• The $50 million Volt Lane development in the CBD, including an Australian Taxation Office; completed 
in late 2012.

• The $65 million Mann Central Shopping Centre development, due for completion in 2016.

• 26 million in infrastructure works to kickstart the Junction Place urban renewal project, a 10-hectare 
site that the Wodonga Council says will be transformed over the next decade “into a vibrant 
residential, retail and commercial precinct, buzzing with activity during the day and providing 
entertainment and eateries after dark”

• Construction of the $65 million Albury Wodonga Regional Cancer Centre, due for completion in 2016.
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North Albury: A suburb snapshot 

North Albury is a suburb of Albury, a major regional city in New South Wales. 
The suburb of North Albury is home to just over 6,000 residents (ABS).

Major features of this established residential area include the Albury Racecourse, the Albury Showground, 
Bunton Park – home of the North Albury Football Club (nicknamed The Hoppers), Endeavour Park, Frederick 
Park, Moresby Park, Sarvaas Park and a number of schools.

Source: www.propertyvalue.com.au/suburb/north albury-2640-nsw#Unit

 

Source: http://profile.id.com.au/albury/tenure?WebID=140&BMID=30
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Source: Albury City Council.

 

Historical capital growth in North Albury

Overall, North Albury has experienced slow, inconsistent capital growth over the last decade. 

In 2006, the median unit price was $136,000, according to RP Data/Core Logic. By 2012, the median had 
increased substantially to reach $230,000 – however two years later, in 2014, this had slipped back to 
$180,000.

 

Source: RP Data/Core Logic

• Albury’s Gross Regional Product was $2.8 billion in 2013.

• Its Gross Regional Product per worker for 2013 was $131,784.

• Albury’s population is expected to grow by 37% in the next 15 years.

• Employment is spread over a range of diverse industries.

• The majority of the city’s 21,000-plus workers are employed in health care and social assistance 
industries, followed by retail sector workers.

• Albury Airport is the second busiest regional airport in NSW. 

• The local council is focused on growth and sustainability.

Quick stats: Albury
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It’s important to note that the volume of unit and apartment sales in North Albury has historically been low, 
averaging a dozen or two sales per year. This results in a less reliable overall indication of capital growth than 
can be achieved with more robust sales samples.

Even so, from this data we can infer that North Albury’s apartment market has historically experienced 
average levels of capital growth, averaging around 33 per cent growth over the last decade. 

Future capital growth prospects:

Based on previous performance, it is not anticipated that the future capital growth in North Albury will be 
strong. Investors buying in North Albury would therefore typically buy for cashflow not growth. 
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Historical rental performance in North Albury

In real estate terms, a property market is considered to be balanced when the vacancy rate settles between 
2-3 percent.

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

Year Vacancy rate No. of vacant properties

2014 1.98% 47

2015 3.28% 78

Source: Real Estate Investar

These statistics imply that North Albury’s rental market has been relatively balanced, and at times tight, in 
recent years, with a steady stream of active tenants absorbing the supply of rental properties on the market.

This is positive news for investors, as it suggests that landlords are rarely waiting long between tenancies.

Other important factors about North Albury’s broader rental market include:

• 

 

• More than one-third of its occupants live in rental accommodation.

• The median rent for townhouses is $270 per week (Real Estate Investar).

• The median rent for units is $180 per week (Real Estate Investar).

• North Albury’s rental yield trends well above average when compared to the state as a whole.
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Source: www.propertyvalue.com.au/suburb/north albury-2640-nsw#Unit

North Albury in action: Example investment

For investors looking to add a positive cash flow investment to their portfolio, North Albury’s apartment 
market could present some solid potential buying opportunities.

For example, at the time of compiling this report, an active listing was available for a two-bedroom apartment 
in Barooga Street, North Albury.

Listed for $127,500, the apartment was neat and tidy, presentable and liveable, while also offering 
opportunities to add value through strategic cosmetic renovations. 

It was currently rented for $175, demonstrating a yield at list price of 7.1%. 

Let’s say an investor was able to negotiate the purchase price down to $115,000. 

In this, the numbers would look something like this:

Purchase price $115,000
Deposit @ 20% $23,000
Loan amount $92,000

Loan interest rate 4.75%
Weekly interest repayment $84

Rental income $175
Income surplus $91
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Now of course, this surplus income will also need to cover a range of other property ownership expenses, 
including council rates, body corporate fees and property management fees.

Assuming council rates of $1,000 annually, body corporate fees of the same and a property management fee 
of 8 per cent, this would account for another $50 in weekly expenses.

However, this still leaves you with around $120 a month or around $1,440 a year in positive cash flow 
returns – and we haven’t yet factored in depreciation. 

Some savvy depreciation deductions could help you to boost that return even higher. Even an older two-
bedroom in need of some TLC can generate a depreciation deduction of between $2,000 and $5,000 annually, 
according to BMT Tax Depreciation, figures that would increase if you were to invest in cosmetic renovations. 

This means a property in this area could leave you with a surplus income of up to $2-3,000 a year extra 
cashflow. Regular increases in the property’s weekly rental price, coupled with your efforts to reduce the 
mortgage principal by reinvesting your positive cash flow back into your home loan, could result in this type of 
property becoming an asset that delivers you a long-term income stream.

Also, because of the low price point, some investors may choose to buy 2 or even 3 properties – possibly for 
as little as $600,000 in total - and potentially get as much as $10,000+ per year passive income.  

This, as always, would depend on the investor’s strategy and risk profile. 

North Albury’s 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 46 and 54 is 
considered BALANCED with respect to supply and demand.

North Albury’s DSR Score is: 56/100.

“Demand only just outweighs supply in this market. This is a healthy market for investors 
wanting to apply some value-adding strategy. Buyers are sometimes able to get away with 

low-ball offers. Sellers are getting the prices they ask for more often than not. Expect growth to 
marginally exceed the national average.” 

Source: www.dsrdata.com.au, August 2015
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Conclusion: 
Is North Albury’s property market moving forward?

There is plenty of activity happening in and around the Albury-Wodonga region, which is expected to support a 
strong, robust and diverse economy for many years to come.

The major risk present in North Albury’s property market is the lack of historical capital growth, and the 
corresponding lack of projected capital growth in the suburb’s future.

For investors seeking a cashflow investment first and foremost, this may or may not constitute an acceptable 
risk.

It’s important to weigh up this potential loss of capital growth in context of your overall portfolio, as you run 
the risk of growing your portfolio in such a way that it becomes high in cash flow returns and low in asset 
growth. 

Ideally, investors should aim to seek out a combination of both growth and yield when acquiring property 
assets, in an effort to minimise the risk of a low-value asset base.

For this reason, I would only suggest investors consider an investing strategy that considers a high-yield, low-
growth suburb such as North Albury if they commit to purposefully paying down the mortgage with positive 
cashflow, in order to manufacture equity.

This is the safest way to protect your investment and work towards owning an asset that adds to your long-
term wealth.

As I mentioned, this type of property investment won’t suit everyone’s strategy or portfolio. But I hope this 
information contained within this report has enlightened you to the possibilities of due diligence and has 
shown you what may be possible. 

Yours in success,

Todd Polke
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