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Day Two - Kevin Doodney
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KEVIN DOODNEY - WHO AM I 
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SESSION 1

The Current 
Market

DISCLAIMER
• All the information, techniques, skills and concepts contained within 

this presentation are of the nature of general comment only and are 
not in any way recommended as individual advice. 

• The intent is to offer a variety of information to provide a wider range 
of choices now and in the future, recognizing that we all have widely 
diverse circumstances and viewpoints. 

• Should any reader choose to make use of the information contained 
herein, this is their decision, and the contributors (and their 
companies), authors and publishers do not assume any 
responsibilities whatsoever under any condition or circumstances. 

• The contents herein is opinion and not advice.  The reader should 
seek their own professional advice on the subject being discussed.  

“If it was 
Good Enough 
for the Queen 
it was Good
Enough for 
her children”
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2003

At peak in 2003 from March to July 163,700 
dwellings were sold, which quarter on quarter 
would have produced 654,800 sales, well above 
the year-on-year average of 125,000.

Mar. 2019

In March 2019 we reached a low point of 
98,000 properties to March, being 3 months 
and if that continued then we would have been 
down to 392,000 sales, down 108,000 on 
average.
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There are a few strategies in Making Money in Real Estate.
1. Taking something to a higher or better use such as Subdivision from Farm to titled house lots 
(Tamborine)
2. Taking an existing home through renovation or extension to a more desirable product
(The Block)
3. Building new things such as High Rise, Townhouses, Units, Houses called Specs, short for 
Speculation.
4. Finding deals that others may invest in such as Joint Ventures.
5. Acting as a buyers agent or sellers agent making your job your hobby (If property is your thing)
6. Building and keeping things that return around 10% per annum (Cash Flow Strategy)
7. Collect as many properties as you can and hope for Capital Growth (This is a long term play)

SESSION 2

7 Strategies to 
make you Money

QUESTION 
TIME
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Strategy 3: High Rise 
Harry (See Photo) is really a subdivision in 
the air. The balance are all low rise 
solutions.

Keep in mind though that Harry did become 
the richest guy in Australia which makes 
sense when you figure out how to get one 
small lot into 300 titles, its not a bad trick. 

Townhouses and Units are a Marketer play 
and generally sell for less than you paid for 
them due to the high costs of marketers 
who get most of the upside for the fee. 

Due to the strategy being speculation you 
will normally need a specialist agent such as 
a marketer. Agents generally resell these 
products as established products.

Harry Triguboff

Strategy 2: Renovation
This is hands on with your own skill 
sets or outsourcing to a specialist 
which reduces profit but improves 
end sale price in most cases. 

In terms of scale no particular group 
has yet scaled this up to a major 
number.

This is a boutique method of making 
money.

Strategy 1: Subdivision

Client paid $5.1 million a farm off 
Charlie Eden sold same in 4 weeks each 
lot for $9.2 million.

Stockland, Mirvac, Pask Group, Lend 
Lease, buy farms, get them subdivided, 
then sell as finished lots, generally a 
farm goes up 10 times its value as an 
approved subdivision.

Delfin, Peet Limited tend to manage 
land until they have their syndicate in 
place with private funds or in the case 
of Springfield a major 20,000 plus lot 
subdivision as a manager not owning 
land but taking a fee for success.
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Strategy 5: Acting as a Buyers 
Agent or Sellers Agent
This is more of a JOB Strategy ( Just Over 
Broke,) agents are the worst at building a 
portfolio as they tend to go with the quick 
buck, being commissions based on roughly 
$30,000 per million sold, very few grab a great 
deal before it goes to market so if you pursue 
this strategy it would be better to be involved 
in a development group first and agency 
second. 

An example was Stockland, partnering with 
me to own L. J. Hooker Pacific Pines that built 
a great rent roll and handled resales so we did 
not have a slow down of land sales caused by 
oversupply of resales.

Strategy 4: Finding Deals
You may find a deal that is really appealing but have insufficient 
funds to make this work.

The risk will always be on the guy providing the money, not the guy 
finding the deal, so it is hard to get JV funding unless you have a 
track record or provide certain guarantees for repayment outside of 
the deal.

It generally works on smaller deals and an example of this is we 
formed a Co-operative that raised around $30 million in funds from 
sophisticated investors. 

To make this happen a separate document was created that 
explained the deal and enough funds were raised to buy the project 
outright. 

Predicted returns of 15% per annum were tabled and private 
funding was raised to do all civil works at a lesser amount of cost by 
about 10% and as the site was unencumbered it was not hard to 
offer that as equity for final finding. 

Over time unpredictability around time ended this concept. 
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QUESTION 
TIME

Strategy 7: Collecting 
Properties
Building and keeping things long term. 

Most did this by buying older homes under 
market value e.g. Death, Divorce, De Bank, 
Drugs, loosely called the 4 d’s, an example 
in Collingwood Park an estate where I sold 
house and land new at near $400,000 with 
resales at $250,000 house and land. 

All that was needed was bit of paint and a 
few cheap changes which lifted value then 
rinse and repeat. 

Doing this as new makes your journey stop 
at about 3 Homes. 

Strategy 6: Study of 
Smarter Smaller Spaces
This started as a study into Smarter Smaller 
Spaces which kicked off in 2009 and we 
formed the Future Housing Taskforce.

This morphed into Rooming Houses and 
NDIS where 5 tenants to 55 tenants co 
existed on one block of land such as the 
Next Generation Boarding houses in NSW 
and numbers varied State to State.

This is a commercial approach to cash flow 
immediate verses just capital growth. 

This strategy can work with as little as 
$30,000.
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My name:

What is my greatest health concern?

What age will I live to?

Write the dollar amount I will be worth at retirement

How are my relationships going at the moment? Am I happy, loved, sad, inspired, grateful? 

Am I taking responsibility, or did I think that it’s all external of me?

How are my relationships?

SESSION 3

Old Scripts
New Scripts
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SESSION 4

Myth 
Busters

QUESTION 
TIME

Jar 
of 

Fleas
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Population 
5,312,163 (2019)

Density
423/km2  (1,100/sq 

mi) (2018)

Area
12,368.2 km2 

(4,775.2 sq mi)

As at June 2019, the 
estimated resident 

population in the LGA was 
246,343 people. This 

represents around 4.6% of 
Greater Sydney's total 

population.
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•Myth 3
• MOST JOBS ARE DOWNTOWN

•Myth 2
• URBAN CONSOLIDATION IS BETTER FOR THE 

ENVIRONMENT

•Myth 1
• HIGHER DENSITIES MEAN LESS TRAFFIC
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Memory of Architecture

SESSION 5

A Lesson 
In Rental Return

QUESTION 
TIME
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How much does a 
2-bedroom 

unit rent for 
$

How much does a 
3-bedroom 

home rent for in the 
same suburb

$

How much does a 
4-bedroom 

home rent for 
$
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The Law of 
Diminishing 

Return

How much does a 
Tent site rent for in the 

same area
$

How much does a 
1-bedroom 

unit rent for in the same 
suburb

$
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QUESTION 
TIME

ZIPH’S
LAW

• What is the most popular ice cream flavour in 
the world?

• What market share does it have?

• What is the second most popular ice cream 
flavour?

• What market share does it have?
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Smarter 
Small 

Home 1

Smarter  
Small  

House 1

SESSION 6

The Beginnings of 
Smarter Space
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Smarter Small House 1

Smarter 
Small 

Home 1

Smarter Small House 1
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Banyo -
Smarter 

Small 
Home

Smarter Small House 1

Smarter Small House 1
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Banyo -
Smarter 

Small Home
Case 
Study
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SESSION 7

Renovation to 
keep for Cash Flow

QUESTION 
TIME

Smarter 
Small 

House 2
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68 Golda 
Ave

Salisbury
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68 Golda 
Ave

Salisbury

68 Golda 
Ave

Salisbury
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SESSION 8

3 houses on 350sqm
6 houses on 680sqm

Chunk and 
Manufactured 

Growth as 
Done for you 

Deals 

QUESTION 
TIME
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3 on 
350sqm

Chunk and 
Manufactured 

Growth as 
Done for you 

Deals 
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QUESTION 
TIME

6 on 680sqm
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Body Corporate 
vs 

Freehold

Body 
Corporate

vs
Freehold

SESSION 9

When Body Corporate
Works better
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SESSION 10

Multiple Tenancy
Under one roof

QUESTION 
TIME

Body Corporate vs Freehold
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Incomings (Estimate) Weekly Annual Incomings (Estimate) Weekly Annual
$500 $26,000 Studio 1 - 1 Bedroom $330 $17,160

Studio 2 - 1 Bedroom $330 $17,160
Studio 3 - 1 Bedroom $330 $17,160
Studio 4 - 1 Bedroom $330 $17,160
Studio 5 - 1 Bedroom $330 $17,160

Total $500 $26,000 Total $1,650 $85,800

Outgoings (Approximate) Annual Outgoings (Approximate) Annual
Brisbane City Council rates $2,200 Brisbane City Council rates $2,864
Electricity N/A Electricity $1,200
Water $1,200 Water $2,420
Fire Compliance N/A - Fire Compliance $660
Internet N/A Internet $1,068
Insurance $1,530 Insurance $2,500
Cleaning / Gardener N/A - Cleaning / Gardener $1,140
Agent Management Fees 7% $1,820 Agent Management Fees 7% $6,006
Total Outgoings $6,750 Total Outgoings $17,858

Cash Flow Weekly Annual Cash Flow Weekly Annual

Net Cash Flow $370.19 $19,250 Net Cash Flow $1,306.58 $67,942
Gross Return on Investment 3.20% Gross Return on Investment 9.15%

Weekly Difference $936.38

Purchase Costs Purchase Costs
Land Cost $400,000.00 % Land Cost $400,000.00
Building Cost $400,000.00 Building Cost $500,000.00
Furniture $0.00 Furniture $24,000.00
Stamp Duty $12,425.00 Stamp Duty $12,425.00
Legal Fees $1,000 Legal Fees $1,000

Total Purchase Costs $813,425.00 Total Purchase Costs $937,425.00

TRADITIONAL HOUSE ROOMING ACCOMMODATION

Traditional
vs

Rooming 
Accommodation

Traditional
vs

Rooming 
Accommodation
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Wynnum Acacia Ridge

$1600 per week head lease
low level

NDIS $83,200 pa

Renovation $ 74,360 pa 

Rooming Houses

Annerley Morningside

$83,200 pa and $83,460 paEstimated only at $83,200

Rooming Houses

Hendra Bald Hills

Estimate only at $83,200 pa $79,560 pa

Rooming Houses
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Nigel Archer
Newcastle

Next Generation 
Boarding Houses

New Generation Boarding Houses, 
Providing Safe, Secure and Long 

term Communities for Uni Students, Doctors, 
Nurses, First Responders and Ministers 

of Religion.

Norman Park Salisbury

$73,840 paEstimated at $83,200 pa

Rooming Houses

Sunnybank Tennyson

$78,000 pa Estimated only 
at $72,500 pa

Rooming Houses
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Sandgate Rd Shortland NSW 2307
34 Studio's

Gross Rental Income 2019/2020 
$291,027.54

or
$164 per week average per week

Sandgate Rd Shortland 
Next Generation Boarding Houses
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24 Lawson Ave Beresfield NSW 2322
44 Studio's

Gross Rental Income 2019/2020 $504,222.86 or 
$220 per week average per week

Lawson Ave Beresfield



37

© Copyright 2021. This content remains the property of the publisher. Copying or distributing without permission is prohibited.

QUESTION 
TIME

Better 
Homes 

and 
Gardens

Beaumont 
St Hamilton 
NSW 2303

• Beaumont St Hamilton NSW   2303
• 16 Studio's
• Gross Rental Income 2019/2020 
• DA Approved,
• have not started to build yet,
• Expected to be $460,000 Gross rent 
• if short term rental
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Multiple dwellings, single title 
in existing residential area

Seniors ILU: 50 m2. New house: 250 m2. 

x 5 =

SESSION 11

Immerging Massive
Markets
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Age Apartheid

Age Apartheid

Position City Population Density

1 Melbourne 453/km2

2 Adelaide 404.205/km2

3 Sydney 400/km2

4 Perth 317.736/km2

5 Canberra 173.3/km²

6 Brisbane 145/km2

7 Hobart 124.8/km2

8 Darwin 44.976/km2

Brisbane’s population density is 145 people per square kilometer, which
is ranking 6th most populated city in Australia. Brisbane’s population
density is far from being called populated city by world standard.
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Age Apartheid

Age 
Apartheid

Age Apartheid
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Over 75’s Population growth -
Brisbane

Age Apartheid

Age Apartheid
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Over 60 and still renting - 2011

Over 75’s Population growth
2011-2016 
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Age 
Apartheid

FORECAST
Increase in 75+ year olds, 2011 to 2036
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Age 
Apartheid

Age Apartheid
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QUESTION 
TIME

Smarter Small Home
Design Awards

Age Apartheid - RV Homebase 
Maryborough
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• Let's say that today your only real 
option is an apartment, low care at 
$469,000 what would that look like? 

SESSION 12

Feeding new 
Market Opportunities

from Millennials to
Retirement
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Our First 
Draft

A solution to 
affordability 
might look 

like this
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You build all up 300sqm of home on 5 
different locations on that block with 
connected decks.

The costs are set at say $1,350 per 
sqm and then roughly another 
$400,000 shared by 4 people being 
$100,000 each

So, if you buy the block at say 
$400,000 and build a home on 
it that is not undercapitalised 
then you will not get change 

out of $1 million. 

So, if you buy the same lot 
and 4 people share ownership 
using a Unit Trust or Company 

Title then there will only be 
one infrastructure charge, one 
set of rates and water charge, 
electrics etc, it is all shared by 

4 owners.

You are restricted to say 
300sqm all up, so divided buy 
4 owners at say 60sqm each 

is leaving 55sqm for the 
common areas being laundry, 
kitchen, meeting and maybe a 

sleep over occasionally 

That's a pretty big space.

Our 
Second 
Draft
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Add in some carports at $15,000, landscaping $30,000, some 
decks and bits and pieces at another $55,000 and we have 
another $100,000 shared by 4 equals being $25,000 each. 
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The  
Caravan

SESSION 13

Tiny Homes 
that don’t

Cost a Fortune

QUESTION 
TIME
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The Viscount Caravan

Original Condition

Starting the renovation process

The Viscount Caravan

The Viscount 
Caravan
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The 
Caravan

The Viscount Caravan
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Imagine you buy a van for $30,000  rebuild and renovated and for 4 years you are 
guaranteed a rental return of 10% on your investment and at the conclusion of the 4 
years you could receive a guaranteed buy back of your caravan paying you back your 
original investment. 

A cash return after costs such as rental management, insurance, maintenance, site 
fees, tenancy selection, furnishings.

So in 4 years, whatever condition the van is in after the 4 years of service to this 
social impact community you get your original purchase price back in full. You can 
repeat again if the model has not reached capacity which can vary in area to area. 

So yes that is 10% nett. Set and Forget. These returns are generally suitable for 
properties above $500,000. 

So $120,000 investment gets you 4 fully renovated vans.
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SESSION 14
Final Session

Bringing all of
This into one Location

EXPO

QUESTION 
TIME
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EXPO
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QUESTION 
TIME
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