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Rooming Houses can
acheive exceptional
yields, in some case
up to 1 0% and above
may be possible.

ROOM I N G H OUSES
WHAT ARE THEY?
To begin with let’s quickly define what a Rooming House is. A
rooming house is a type of investment property where each
room can be let out separately. For example, in the Brisbane
City Council Area, you can have up to 5 apartment-like semiself-contained studio rooms all let out separately. There is a
requirement for a common area that will include one shared
laundry, kitchen, and living area.
This type of dwelling is certified as a class 1B dwelling and has
been specifically designed for separate tenancies. In Brisbane
City Council Area a rooming house has a maximum of 5
lettable areas, with a maximum of 5 unrelated parties, and a
total floor area no larger than 300m2.
They are specifically designed to be let out separately and
each of the individual rooms are set up to be semi-selfcontained. This means they each have their own ensuite,
kitchenette, study area, etc. Each of the rooms are completely
independent and lockable. Generally, each of the rooms is
leased out on a separate rental agreement.
By offering the opportunity to lease each lettable space
separately, high yields are achievable, and in some cases 10%
or better may be possible. Rents achieved from this type of
dwelling are far higher than letting a single house in the same
location.
Generally rooming houses are managed by specialised and
experienced Property Managers, who have each tenant sign a
separate lease. The maintenance of the common areas, plus
the costs of water, electricity and Internet are generally the
responsibility of the landlord.
The rules regarding Rooming Accommodation is different
across different Council areas. As such it is best to speak with
an expert when looking at investing in this type of property.

ROOM I N G H OUSE
ADV AN T AGE S
There are several key advantages associated with Rooming Houses as an
investment property concept. Below are some examples of some advantages
offered by this exceptional opportunity:
Up to 5 separate rents for the one dwelling/block of land. Generally creating a
much better yield than a comparable single dwelling in the same area.
There is a huge demand for the rooms, and they are often completely rented
within a few days.
There is a great range of young professional tenants applying for these rooms.
When a tenant signs the lease, they are agreeing to the house rules. If they break
the house rules, they are breaking the agreement. There are both prescribed
rules (applies to all rooming accommodation in QLD) and rules made by the
property manager, this makes the tenants aware of behavior standards of the
property and gives greater control over leases.
For a low-density residential block this is generally the highest and best use of
the land.
Each room is completely independent and lockable.
Risk mitigation by having separate leases. If one person moves out, there are still
up to 4 rents coming in until a suitable replacement tenant is found.
Only one set of rates are payable for the property.
It provides affordable housing in locations where it may otherwise be
unavailable.
High depreciation due to the level of fixtures, fittings and furniture etc.
No Body Corporate fees.
Provides positive cash-flow and high rental yield to the investor.
In many instances these properties are code assessable meaning they don’t
require any specialised development approval.
A similar apartment development would incur massive fees. If we were to build a
comparable apartment project, we would be faced with hundreds of thousands
in associated fees from Council such development costs, DA submissions,
headworks, engineers, architects, town planners, the list goes on. Not to mention
the huge cost of the higher density land. Which all diminishes the yield of the
property. But with this product we cut all of that out and don’t have the
uncertainty of waiting on a Development Approval.

Sample Rooming Pack age

Price Summary and Returns
Land Price:
$450,000
Build Price:
$470,000
Package Price: $920,000

Rental Return Estimates
Per Annum:
$85,800
Weekly:
$1,650
Gross Yield:
9.33%
*Conditions apply - returns based on recent price guide at time of compilation, assumes 100% tenancy rates and does not take into account all expenses.

TENANT DEMAND
We have discovered that there is a huge demand from young professional tenants for this type
of self-contained product. We target areas where there is good demand from tenants, and not a
lot of readily available comparative studio or 1-bedroom rentals.
There are a huge number of singles and couples who require one bedroom and studio
accommodation. According to the Australian Bureau of Statistics (ABS), there are 23.5% of the
total Queensland households that are single person households, and 35.1% that are two person
households. That means that 58.6% of the total households in Queensland are two persons or
less.
Yet, according to the ABS number of bedrooms per dwelling data, only 5.2% of dwellings in QLD
are 1 bedroom, and 15.7% are 2 bedrooms. Only 20.9% of dwellings have two bedrooms or less.
So from the ABS data there is a massive disconnect between the number of people in a
household and the number of bedrooms in available accommodation, with 58.6 % of
households in QLD having 2 persons or less, and close to 70% of the available accommodation
being 3 – 5 bedrooms plus.
Importantly for our studio accommodation there are 23.5% of the population in QLD that are
single person households, yet only 5.2% of the dwellings are 1 bedroom or studio.

TWO-STOREY
FACADES

SINGLE LEVEL
FACADES

I N CLU S I ON S
We have worked on and refined this product over a number of years with both the designs and the
inclusions. The properties look great and we’re able to make really aesthetic facades, and in most
instances they look like a nice substantial family home with plenty of street appeal.
The front door to the building and to each of the internal unit doors has a smart electronic lock
which is wifi and blue tooth enabled. This means that the property managers can access it and
change the pins remotely if a tenant moves out. This always keeps the property safe for current
tenants, and there is no mucking around with multiple sets of keys.
In the combined areas there is a full kitchen and sitting area that the tenants can use if they
choose, which has full inclusions and stainless-steel appliances, however we have found that
majority of tenants just use their kitchenettes. There is a shared laundry with two 7 or 10kg
washing machines for the tenants to use.
There is a central Wifi System with Wifi Access points and Wifi boosters built in throughout the
property, similar to what you would see in a shopping centre.
Inside the properties there are five apartment-like semi-self-contained studios that are completely
independent and lockable.
Each studio has self-contained inclusions including:
A kitchenette with rangehood, sink etc.
A full ensuite bathroom.
Lounge and sitting area
Robes and storage
Split system reverse cycle air conditioners and ceiling fans.
The structure of the property itself has been specifically designed and also includes:
Acoustic Wall batts between each of the walls between bedrooms and bathrooms,
Acoustic Wall batts Between Floor Levels and Ceilings.
Two 250 litre hot water cylinders
We have the option of Solar for each property which means that the tenants get the electricity
provided for them and it’s far more attractive from the owner’s perspective.

FREQUEN TLY ASK ED
QUESTI ON S
What is the difference between a boarding house and a rooming house?
It is important to firstly point out that the definitions of rooming houses and boarding houses can
vary across different Councils. For simplicity, we will refer here to the Brisbane City Council (BCC)
guidelines.
Essentially rooming houses and boarding houses are one and the same. A boarding house is a
type of rooming house. Monastery, hostel, and off-site student accommodation are also examples
of what is defined as ‘Rooming Accommodation’ under the BCC code.
However, the type of rooming house investment that we are referring to is much different to the
boarding houses of the past. Whilst there are some social housing that take the form of boarding
houses, we are referring to a type of privately run very high finished product aimed at young
professionals.
If you’d like to see what we mean by high finished. Have a look at the following video walk through
of a completed rooming house.
The rooming accommodation that we are seeing these days are more akin to small apartments. In
fact, many tenants are not aware of the differences in town-planning, and believe they are renting a
one-bedroom apartment.
When people think of a boarding house, they often think of the large boarding houses full of low
socio-economic troublemakers. In years gone by, this may have been the case.
Across Brisbane there are some larger boarding houses available that have 6 or more individual
person’s leasing rooms, as opposed to a rooming house that has 5 or less. For these larger
boarding houses there are additional requirements for approvals. For example they must be
located in “higher residential density locations or be or within easy walking distance of highfrequency public transport, a higher education campus or teaching hospital.”

FREQUEN TLY ASK ED
QU E S T I ON S CON T .
Can I change a Rooming House back to a standard dwelling?
The simple answer here is, Yes you can. The process of changing a Rooming House from a type
1B dwelling to a type 1A dwelling is relatively straight forward. As a type 1A requires less
requirements than a 1B, the requirements are generally already met. However, we are yet to have
any client that have wanted to do this as the yields and growth have been so good, but it still
remains an option.

What if I want to sell my Rooming House?
This is the same as selling any other established investment property. They are proving very
popular with savvy investors looking for high yields. In fact, there are agents who specialise in
this type of dwelling who are always seeking these types of high yielding properties for their
clients.

Must I use your recommended Property Manager?
No not at all. You can choose any property manager that is happy to manage this type of
property, or if you want to you could choose to manage it yourself. However, we do recommend
using an experienced specialist property manager as there are several regular requirements to
be met. Also, in some instances they can get higher rents and good quality tenants.

What about Rooming House Finance?
The finance for this type of property can be a little more complicated than a standard residential
investment property. As such, we recommend that you speak with an experience finance broker
that has dealt with this type of property before. We are happy to recommend someone for you.

What about Landlord Insurance?
There are specialised landlord Insurance policies for this type of dwelling. The policies are
slightly more expensive than a standard investment property, however it doesn’t affect the
overall high yield of the property too much. The usual factors such as location affect the policy
costs. We have specialised insurance brokers who deal with this type of insurance regularly who
can provide you with further information and quotes.

WHERE TO
F ROM H ERE?

Due to the complexity of the rooming house product, we
generally put together packages specifically for individual
requirements rather than having a stock list. In many instances
we have a waiting list of qualified clients that are looking to
invest in this type of product, and we provide packages in order
of inquiry.
If you would like to have an obligation free chat with a property
expert, please call Peter Vickerson:

PH: 0407 671 559

