10 June 2013

"Everything I read or see on TV is about the dire state of the Australian economy; why should I list my home for sale now - surely I'd be better waiting until the market picks up?"

This is a pretty common observation on the current market, the reality is there are still buyers out there looking; both Dave and Rod have been very busy over the last month showing properties. A few observations about the current buyers out there:

· A lot of them are from out of town; Canberra, Melbourne and Sydney

· They have very specific things they are looking for in a property

· The investors are very impressed with the rental return on offer at the moment in Bega

· They are happy to look at a lot of properties until they find the right one

· When they do see the property they are after they pounce

· They are all talking about the development happening in Bega - bypass, hospital and Sapphire Marketplace

The other point we would make about selling in the current market is that if you plan to buy again in the short term; the net result will often be better than if you wait for your property to improve drastically in price. 

For example; let’s assume your property is currently worth $300,000 and the property you want to buy is worth $400,000; you would have to come up with $100,000 to purchase the new property. Now, if the market improves 10% and your place is worth $330,000; the property you want to buy is worth $440,000 and you need $110,000 to move on. In effect you are $10,000 worse off than if you had made the move now.

So in short; don't be concerned your place won't make a record price - with the assistance of Rod and Dave we can set a realistic price in today's market and give you an excellent chance to sell your property and move onto your next home.
Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
_____________________________________________________________________________

17 June 2013

What would you say is the most important thing I should do when buying a home?

This is a great question (if I do say so myself!), buying a home, especially for the first time can be a daunting experience. The internet is full of useful checklists of things to do when you are looking at buying a home; all of them are important, but the number one thing I recommend buyers do is – Get finance approval before you start looking at homes.

Approved finance does a number of things that will benefit you as a buyer:

1. Budget: With approved finance you know exactly how much money you can spend and what the repayments will be. This will make your search a lot easier.

2. No nasty surprises: The finance approval process allows the banks to look very deeply into your financial closet – once you have approval it is much less likely you will be knocked back because of an old phone bill you forgot to pay 3 years ago.

3. Position of power: Having money approved puts you in a stronger bargaining position compared to other potential buyers. If two people like a property and one has finance approved ready to go, vendors will look at that offer more favorably than one without finance approval.

So our number one piece of advice for buyers is book in to see your bank or mortgage broker today. The work involved in getting the pre approval will pay off when you find your dream home

Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
________________________________________________________________________
24 June 2013

What do I need to consider then appointing an agent to sell my home?

There are a number of things to consider when appointing an agent to sell your home. Each person will weigh the following factors differently; but everyone should consider the following when deciding who to trust to sell their home.

1. Trustworthiness: It might sound simple, but do you trust the agent to put your interests first? This could manifest itself in a number of ways including:
a. Protect your price: The agent is working for you and should be working hard to get you as close to the asking price as possible. You need to trust the agent to justify the asking price to prospective buyers, not lazily put lower figures in their head.
b. Tell you the truth about the price: You also need to trust the agent to tell you the truth about the list price. If it is too high, you need to know ASAP. The list price’s only job is to get people through the door; if it is too high and people aren’t looking at your place you can’t sell it. See point (a) above though, the agent should only be having the too high a price conversation with you, not with buyers.
2. Experience: Ask the agent to give examples of similar properties to yours that they have sold. What did they find worked from a marketing point of view with those properties? What did the buyer like about that property that we can use when marketing your property – what negative feedback did that vendor get that might apply to your place; can we do anything about those issues before buyers look at the property?
3. Strategy: What strategy does the agent have apart from “throw it on the web and see what happens”? How long will the agent wait to change the advertising copy and photos? What sort of feedback do they try to get from people that view the property, or from the internet sites that will inform future decisions on price?
At the end of the day you need to be confident you can work with the agent to achieve the best possible price for your property. It will take team work, good communication and trust. Talk to your friends and work colleagues about their experiences both good and bad. Get more than one agent to do an appraisal of your property and take the time to interview them about the appraisal – treat it as a job interview; you are going to hire one agency to sell your biggest asset – time spent in deciding which agent to use can be very lucrative at the end of the day.
Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
________________________________________________________________________

1 July 2013

What will the new hospital do to the local real estate market? Surely once it is finished there will be an influx?

The short answer is the new hospital will have a massive positive impact on the local the real estate market. The interesting thing is that we are seeing the positive outcomes already – we certainly don’t have to wait for it to be completed. 

The longer answer involves looking at a few different reasons why and the timing around the hospital impacting the local economy.

1. Influx of construction workers – This will have an almost immediate impact on the local market. I had the Construction Manager from the firm appointed to build the hospital in the office during the week. He is after 5 – 8 fully furnished homes for managers and foremen + their families for the next 18 months to 2 years. In addition they will be bringing in up to 150 employees at different times during the build! This influx of people will have the following effects:

a. Rental properties will be even scarcer than they are today, rents will go up and properties suited to being investment properties will see an increase in demand

b. With extra people and their families in town the rest of the economy will also get a boost – more kids at schools, more people eating out, more people using the services of existing businesses – in short more money floating around the local economy
c. These workers and their families won’t live in a vacuum – they will bring different ideas, cultures and enthusiasm to the local community. The Bega Valley will be richer for the experience.

2. Health professionals moving to the area: As the hospital nears completion we will see an influx of Doctors, Nurses and other health professionals moving to the area. This will add to demand for housing and should see prices going up. To take advantage of this extra demand we should also see some new land releases come available and new homes start popping up – again great news for the local economy.

3. New markets: With the new hospital the Bega Valley will very quickly become a sort after location for retirees. Having the peace of mind of a state of the art hospital in addition to affordable housing, great climate and plenty of things to do will bring them here in droves. How long with this take to happen? We are already seeing people buying in the Valley who have just retired or are planning to retire in the next 5 years – they all mention the hospital as a major factor in their decision to relocate to the Bega Valley.

Elders Bega is excited about the next few years and the boom to the local economy the new hospital will bring. The new hospital should be the driving force in the local economy for the next decade and beyond.

Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
________________________________________________________________________

15 July 2013

What should I look for when buying an investment property?

This is a follow up question to the question a couple of weeks ago about the impact of the new hospital. A lot of people have realised that the influx of workers will result in a tightening of the rental market; making it harder to find a rental property if you are a tenant, and pushing prices up across the board.

There are a number of things to consider when purchasing an investment property, and different people will focus on different aspects of the investment process when purchasing.

1. Rental return – net vs. gross

Return on your investment is often broken down into rental return (how much rent you get each year) or Capital growth (how much the property goes up in value while you own it.

Your rental return in turn can be looked at as a Gross Return (how much of the purchase price you get back each year from rent); Net Return (how much of the purchase price you get back each year from rent, less expenses like rates, agents fees, strata fees etc).

We have a number of places in Bega that would return 4 – 4.8% net return.

2. Capital growth
Capital growth is where the speculative part of investing comes into play. You will know what rental return you will get from a property before you buy it; but you can’t factor in what the property will be worth in the future. However you can look at key indicators that might foreshadow good capital growth – like a new hospital in town!

3. Location
Location is important when looking at an investment property. You should look at what is around the property (businesses, roads, neighbours); how close to town, schools and transport it is. At the moment with the lack of supply of rental properties, tenants are less fussy on location, but you should look at investing as a longer term proposition and take into account if the rental market slows, then location could be a deciding factor between a tenant choosing one home over another.
Does this mean you should avoid a place because of the location? I don’t believe it should be the only factor; but if you are looking at a potential investment property and the location isn’t ideal; that should be reflected in the price
4. Tax benefits
Make sure you talk to your accountant before you purchase an investment property. They will be able to advise you on how to maximise the tax benefits of owning an investment property. They will also ensure the structure you set up, will help avoid any nasty tax surprises if you decide to sell the property. 

A new property should also allow you to claim depreciation on the asset, which is often overlooked when buying an investment property.
5. Costs & Maintenance 
This is too often overlooked when buying an investment property. Given the strong rental prices currently available, it is easy to see an excellent rental return on a cheaper property. Be careful though, as you might end up spending good money on repairs and maintenance.

Other “hidden” costs that can catch first time investors out are strata fees in a unit complex. Be sure to discuss with the agent, what all the outgoings will be.
We believe now is an excellent time to be purchasing residential property in Bega. We have produced an “Investors Pack” with specific details for a number of our current Bega listings. Give the office a call and Joc will send you through the information. If you are looking at investing, take the time to talk to your accountant or finance advisor before purchasing.
Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
________________________________________________________________________

22 July 2013

What is the current state of the market in Bega?

The old saying that there are “lies, damned lies and statistics” often we can be a bit wary of statistics and what they can tell us. In Real Estate there are a number of excellent stats that you should look at when considering buying or selling your home. We have access to a couple of excellent websites that allow us to have very up to date information about sales, prices and listings. 
RP Data is probably the biggest gatherer of information and they provide excellent information on new sales and trends in the market place. We also access information from www.allhomes.com.au and www.realeastate.com.au. If you are interested we can print off individual suburb reports that allow you to get a much better understanding of the state of the market in your suburb.

Let’s take Bega for an example.

Median Prices:

A lot of focus is based around the median price for homes; we can access median price data for each month and each calendar year. We feel the most useful stat here is the annual Median price – there just aren’t enough sales for the monthly median to be statistically significant. Over the last few years Median Prices in Bega look like this:

2012
$264,000
2011
$256,000
2010
$259,000
2009
$220,000
2008
$220,000
2007
$214,000


Sourced www.realestate.com.au 22 July 2013

As you can see the median price doesn’t go up in a regular yearly amount, it goes up in a jump, steadies, drops, and goes up again.

Number of Sales per Annum 

We are able to look at the number of properties listed as settled each year; this gives us an excellent understanding of the current state of the market. We can look at figures for houses, units or land.

Number of sales across all the agents in Bega for homes over the last 7 years have looked like this:

2013
35

2012
69

2011
59

2010
77

2009
101

2008
71

2007
94



Sourced RPData 22 July 2013
So average number of sales for full years over this time is 78.5 – after the low point in 2011, we are steadily moving up towards the average.
Sales by price

This stat is an excellent one for working out what price you should go to the market at. It breaks down each sale by the different prices. Again let’s look at Bega homes:

	Bega

	Price
	Number

	101 -150k
	2

	151 - 200k
	10

	201 - 250k
	20

	251 - 300k
	25

	301 - 400k
	8

	401 - 500k
	4

	501 - 600k
	0

	601 - 750k
	0

	751 - 1m
	0

	> 1m - 1.25m
	0

	1.25m+
	0


Sourced RPData 22 July 2013
So if your home is in the $200,000 to $300,000 range you are going to be in the price bracket that is selling most. Prices just over $300,000 are proving to be the hardest to achieve at the moment.
Getting access:
Don’t hesitate to give David or Rod a call to get more information about your specific property or town. We are happy to help try to track down any statistic you think will help your decision making process.
Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property

29 July 2013

Why Bega? We are looking at having a tree change and moving away from Sydney (Canberra or Melbourne) but we are worried about work or that we won’t enjoy the country lifestyle or we will miss our old lifestyle too much.

Sometimes the hardest thing about making a move; especially a big one like a relocation from the city to the country; is making the decision in the first place to do it.

We are seeing a lot of potential buyers Canberra, Sydney and Melbourne at the moment. They all love the Far South Coast; the beautiful countryside; the beaches and proximity to the snow; the new hospital is a massive draw card as well. But in a lot of cases the fear of the unknown is holding them back.

They worry about finding work in Bega; even though the high pressure, high paid jobs in the city are slowly killing them. The hard thing to appreciate is you won’t need to be on the huge money you are on in the city to live comfortably in the Bega Valley. My sister is currently trying to buy a home in Sydney; she will end up with a massive mortgage and be tied to her good job for the next 20 years; she could buy three homes in Bega (and better than some of the places she is looking at) for the same money. Part of making the decision to move to the country is doing the sums and realizing that you won’t need to be earning as much money to have a better quality of life.
Trying to work out whether you will enjoy living in the country is a bit of a harder one to work out. Whilst I grew up in Bega, I did spend 7 years in Canberra and 3 in Sydney (in Surry Hills); I appreciate the benefits of living in one of our vibrant cities, but you don’t have to give that up when you move to the country. 
Some of the things people worry they will miss out on when they move to the country are:

· Food and dining – I admit being able to walk out the front door and fall into a great restaurant was one of the best things about living in Surry Hills – but we have some excellent restaurants and pubs in and around Bega that would rival the best Sydney has to offer. I have a list of excellent restaurants and cafes that I like to visit locally; I’d be happy to point you in the right direction.

· Coffee – separate to dining is the need for a good coffee – don’t fret there are a number of cafes that have “discovered” the dark art of making a great coffee. From Cobargo, Bermagui, Bega, Tathra, Candelo and Merimbula be assured I will be able to get you a great caffeine fix

· Culture – sure the big cities have big museums and art galleries – but how often did you ever visit? The local art community is very strong; the gallery in Bega often gets excellent travelling exhibits. And the local music scene is very strong as evidenced by the recent Candelo Festival.

The lifestyle you will enjoy in the Bega Valley is a lot quieter, relaxed and friendly than living in the big cities. Possibly the biggest change will be the time spent sitting in the car, completely stopped or slowly crawling towards work or home! People are amazed that a half hour commute down here will see you covering 40 – 50kms! 

Now is the time to make the move, don’t let fear hold you back.  
Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
5 August 2013

what should I expect to pay in rates, what does it include and what else should I expect to have to pay?

This is a fairly common question and luckily this week Bega Valley Shire Council has sent out this years rates notices, which included an information package about the break up of the rates. The information pack is available here 

Some of our observations about the rates:


· They aren't likely to go down!
· We have a big geographic area and a small population - hence rates are a bit higher than you might be used to
· If you end up on septic and/or tank water your expenses to council will be dramatically reduced - for my rates in town 1/3 is for rates and the rest is sewerage, storm water, water access and rubbish collection
· Depending which town you live in, your rates will be higher or lower due to differing land values.
· You can't pick and choose which services you want. For example you might not use the green waste bin; but if you are entitled to the service you will have to pay for it.

If you are looking at purchasing in the Bega Valley, give us a call we can go into more depth about what rates you are likely to pay at different properties. 
19 August 2013

Will I be allowed to build a second dwelling, run a B&B or subdivide on this land?

This is a really common question; a lot of people like to look at every potential benefit of a particular property – even if they don’t have any intention of doing anything at the moment. 

Bega Valley Shire Council dictates what you can and can’t do on land in the Valley. They have an excellent website with mapping and zoning explanations that will allow you to look at an individual block and ascertain its zoning status and then check to see what is allowed under that zoning.

Importantly you can also check to see what the zoning of the surrounding land is as well, to make sure you don’t get any nasty surprises in the future.

Instructions for checking zoning:

1. Go to Bega Valley Shire Council’s website for the current LEP (Local Environment Plan)

2. Choose “Mapping Bega Valley Local Environment Plan 2013” at the bottom of the page (a new window opens)

3. Choose the option “Choose by Locality/Town”

4. Choose the town you are interested in (e.g. Bega)

5. Choose the “Land Zoning Map” from the options listed

6. Find the block of land you are interested in, by zooming in and out – you will be able to see what the zoning is e.g. R2 Low Density Residential

7. Go back to step 1. (LEP website)

8. Choose “Bega Valley Local Environmental Plan 2013”

9. On the left hand side you can scroll down to Land use table once there choose the zoning you are interested in e.g. R2 Low Density Residential

10. Details of that particular zoning will be on the right hand side of the screen – including: Objectives of the zone; Permitted Development without consent; Permitted Development with Consent and Prohibited Development.
This will give you an excellent starting point for knowing what will be achievable under the zoning laws. The next step from there is to contact you builder, surveyor or Bega Council to discuss your specific plans.

Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
18 September 2013

What does the election result mean for the local area and house prices specifically?

I’ve been waiting for the final results for Eden Monaro to post an answer to this question. Before the election I was of the opinion that the best result for the area- irrespective of which candidate won; was for a very close result with the winning candidate from the party that formed government.
We’ve seen in recent years that being a marginal seat for the government has resulted in a large injection of funding for the local community. Whether it be the by pass, roadwork on the Princes Hwy or the new Regional Hospital we have certainly benefited from the attention given by Governments to closely held seats.

The Government expenditure has also given private companies like Woolworths and McDonald’s the confidence to invest in the area as well.

From a practical viewpoint now that the election is won and done; traditionally we see people with more certainty about what will happen in the future. This translates into a better confidence level and ultimately in more sales and better prices than the period before the election.
So in summary my thoughts on the election is now that it is over we will see an increase in confidence in the market; and because Eden Monaro is still a very marginally held Government seat we should see a continuation of the money flowing into the area.
Disclaimer: All thoughts are my own; you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
24 September 2013

Why don’t you advertise in the local press any more?

To be honest this isn’t actually a question anyone has asked us since we decided to move out of the local Domain lift out about 6 months ago. It is however the basis for an interesting marketing strategy by one of our competitors – you may or may not have seen it, as they are using the printed press to push this “theory”.

So why have we moved away from print media to advertise our properties? The short answer is that it doesn’t actually work! The longer answer covers the following key points:
· The internet is by far and away the most successful method of reaching buyers

· Print media has been drastically dropping as a source of inquiry

· Fairfax doesn’t believe in print anymore!

· We prefer to use a high quality, long lasting print medium like “Choices”

· The target audience for people who read the paper and can’t use the internet is very small, and they are likely to use other methods of inquiry

Let’s expand on these points:

The internet vs. print – by the numbers

There have been a number of studies regarding sources of inquiry in the Real Estate industry. We haven’t just relied on a gut feel that print doesn’t work (though we could see that from our own results), but researched a number of industry reports to confirm what we were seeing in our office.

Some of the more interesting reports include:

· Allhomes.com.au research that showed that 89% of buyers in the Canberra Market first found the property they purchased on Allhomes.com.au – this is an incredibly powerful indication of how people from the ACT search for homes. With the new hospital and potential public sector cuts in Canberra we are starting to see the first wave of people from Canberra moving down the coast to retire. By advertising on Allhomes.com.au we have that market covered.
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ACA Research (May 2012)

· The Macquarie Real Estate Benchmark Report for Australia indicates that only 8% of businesses nominated print advertising as the major source of inquiry for their business. Further more this figure had plummeted from 40% in 2008. This indicates that the Real Estate Industry have recognised overwhelmingly that print media is no longer a good source of inquiry. 
· In 2011 www.bestpractice.com.au indicated that 72% of all buyer inquiry came direct from the internet, only 11% came from Newspapers. Considering the growth of internet as a source of inquiry from 0% in 2000, the writing has been on the wall for Newspaper advertising for a long time!

Fairfax doesn’t believe in print anymore!
“Readers behaviors have changed and will not change back. As a result we are taking decisive actions to fundamentally change the way we do business.” 
This quote is from Fairfax’s Chief Executive and Managing Director Greg Hywood on the 18th of June 2012 when he announced changes to their business to shift focus from print to online media delivery. http://www.asx.com.au/asxpdf/20120618/pdf/426wcrqb4ns6px.pdf
The Financial Review noted at the time that:

“Fairfax Media has kicked off a long-awaited radical restructuring of the newspaper industry, with the loss of one in five staff over the next three years and a plan to switch to a digital-only model if necessary.” http://www.afr.com/p/business/marketing_media/fairfax_spearheads_digital_future_qLEvd7mJldpga9Ln9Min0O 

It is difficult for us to justify advertising in the paper when the people that run the paper don’t actually believe in it anymore!
Choices

When we made the decision to move out of the local papers we were conscious not to abandon the print medium completely. The issues we had with the paper (apart from the distinct lack of success in reaching buyers) was the lower quality production; short time frame of each ad and the fact that the paper was not specifically targeting people interested in the local Real Estate market.
To combat this we are investing in the local Choices magazine. This is a specifically produced to capture content about the local market. It is a very high quality production, with nice glossy pages. Importantly each edition is “live” for 2months, so you can get excellent coverage from your ad. 

Choices also has an excellent distribution footprint, it is delivered to households through out the valley and is also available from a lot of the Merimbula agents, as the only Bega agent advertising in Choices, we have a unique foothold into the Merimbula market.

Who “relies” on the paper to find a home?

This is the key question we asked before we made the decision to withdraw our ads in the paper. As we have shown the internet is easily the biggest source of marketing inquiry for real estate (Word of mouth and repeat business is actually the biggest source of business, but I will expand on that a bit later). Who are we potentially missing out on if we aren’t in the paper?

The Allhomes study shows that we have the vital Canberra market covered and the industry studies show how much we get out of the internet and how little inquiry actually comes from the newspaper. 

There is a feeling that the older generations might not be as internet savvy (though my Grandmother set up her own Facebook account when she was 80!).When we look at a typical older person who doesn’t use the internet; but is looking to buy a home, we realised they were also the people most likely to walk into the office or just pick up the phone and introduce themselves and let us know what they were looking for.

Conclusion

So in answer to our competitors question about why we don’t advertise in the local paper any more; I think the more appropriate question is “why do they continue to use an outdated method that doesn’t actually work?”

If I was a vendor I wouldn’t be too concerned if my property was advertised occasionally in the local paper or not – my biggest requirement would be ensuring an excellent online presence, good signage at the property and the agents shop front and a high quality Real Estate specific print presence. The only thing I’d be worried about if I was in the paper would be if I was paying for it, given the current research and facts about marketing reach of different mediums; vendors should be very wary about handing over their own money to pay for print advertising – there are numerous better things you could be spending your money on such as professional photography and highlighted properties online.
Have we noticed any drop off in inquiry since we’ve made the decision? Absolutely not; in fact we are busier than we have been in any period over the last four years! The proof is in the pudding – Newspapers are dying a slow painful death, we just decided not to be part of the collateral damage!

PS

The most interesting thing I gleaned from the Macquarie report was that 50% of the businesses that responded indicated that word of mouth and repeat business was the best source of inquiry for their business. So ask around, talk to your friends and family, work colleagues etc about their experiences. We are proud of the reputation we are building at Elders Bega; and we would love to help you either sell your home or find your next property.
Disclaimer: All thoughts are my own, you should undertake your own professional advice (legal, financial or astrological) before undertaking to purchase property
