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As the principal of my own agency for over 15 years I’m sad to say I’m embarrassed by 
the overall poor levels of service on offer in the property management industry today.

Accountability in property management? 
I’m so tired of hearing stories of crappy service from property managers who just don’t 
care, never return calls, and then treat owners and tenants as the enemy. Every time we 
have a new owner come on board, we are bombarded with stories about the previous 
agent’s inaction, of damaged properties and tenants who haven’t paid rent, in some cases 
for months. I believe it’s time the industry was held ACCOUNTABLE for our actions!

In a move that’s sure to upset many of our so called competitors, we decided to share 
some of those stories and in most cases, the actions we took put it right. By publishing 
these horror stories we hope to educate owners on the important questions to ask their 
property managers to avoid a similar fate. Where possible we’ve gotten the happy owners 
to tell their stories in their own words.

Embarrassed... 
In almost every one of these cases 
the problem could have been 
avoided with clear systems and 
or communications. The agents 
concerned should be embarrassed 
to be charging fees for a service they 
clearly haven’t provided. (I know we 
would be!)

Our team at Coral Sea are not perfect 
because, let’s be honest, nobody 
is. We make mistakes as well (some 
of them are listed in this booklet), 
however as SPECIALIST property 
managers our clear point of difference 
is that we hold ourselves accountable. 
In cases where we make a mistake 
our FIRST STEP after fixing the problem is TO REFUND OUR OWNERS’ FEES. If I go to 
restaurant with bad food and service I would be mighty annoyed and VERY unhappy if 
I was still expected to pay and yet in property management, this is par for the course... 
WHY?

“I believe if we are to be truly accountable a customer should never 
have to pay for substandard service.”

I hope some of these stories will help you to hold your property manager accountable 
to meet the promises that were made when you signed on the dotted line and hopefully 
prevent more owners from making the same mistakes by exposing sub-standard property 
managers and their unethical habits.

Happy reading,

Shaun Podbury
PRINCIPAL

PS See our 3 Guarantees on page 5 for how we hold ourselves accountable!

PPS  Also check out our published vacancy rates, arrears and in lease stats every month on 
our website. It is the “how” of our accountability.

Townsville Current 
Poplulation (2012) is

189,000
By 2021 it is estimated to 

GROW by 

30%
to 255,000.

Coral Sea Property 
Management has 

maintained an average 
vacancy rate of

0.89%
over the past 12 months. 
Each month the current 

vacancy rate is published in 
our newsletter.

“After being told that it was 
‘unreasonable’ to expect service 
that was accountable in the property 
management industry – I was so 
angry I started Coral Sea Property...”

Interesting Facts 

Coral Sea Property Management Principal
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The median age of 
Townsville’s population is
projected to increase from 

32.7 years in 2006 to a 
median age of

38.4 YEARS 
in 2031. Nearly 2 years 

younger than the predicted 
median age of Queensland 

in 2031.

In 2006, the average 
household size for all 

occupied private dwellings 
in Townsville was

2.6
persons. This compares with 
an average household size
of 2.6 for all of Queensland 

in the same year.

The reasonable man 
adapts himself to the 
world; the unreasonable 
one persists in trying 
to adapt the world to 
himself. Therefore all 
progress depends on the 
unreasonable man.”

George Bernard Shaw
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The most important element 
to Property Management is 
ACCOUNTABILITY. 

Real estate today is one of the most 
dynamic and groundbreaking industries out 
there, but take away all the fancy technology 
and innovations and it all comes down to 
being an accountable agent.

Landlord’s frustrations 
In this edition we kick off with an 

article “The throbbing frustrations of virgin 
landlords.” It shares the experiences of 
substandard service many first time landlords 
are all too commonly faced with. Would you 
believe it doesn’t have to be this way?

On page 6, read about landlords 
insurance. What is it, why you need it and 
a clear warning from one investor that it is 
better to be safe than sorry.

Also in this issue, we have featured an 
article that is jam-packed with tips on how to 
increase your profit!

“Comparing apples with apples” Yes we 
understand $$’s are important. This article 
makes it clear that choosing an agent on 
percentage fees alone is VERY RISKY. The 
article urges you to dig deeper.

Townsville Agent Fees Summary
And on page 12 we have made that easy 

for you. We have put together a spreadsheet 
to assist you in making informed decisions 
based on all agents total fees. (Including 
some fees you may not know about)

One of the hottest topics for property 
investors is maintenance. In our article “The 
Silent Killer” find out how to get the most out 
of your maintenance fees.

Throughout the magazine some investors 
have kindly shared their experiences (good 
and bad) with other agents and with us 
at Coral Sea. These provide some very 
interesting reading!

We leave you with some tips and tricks 
for keeping top tenants and 10 Simple ways 
to increase the return on you property

I hope this magazine helps show that 
good property management comes from 
accountability and helps you think outside 
the square on getting the most out of your 
current property manager or help you to 
make informed decisions when selecting a 
new agent.
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Okay – that is the hard part done, 
or is it? All that remains is to 
choose a property manager, and 

the returns and capital gains will be truly 
wondrous. Because the property seminars 
and tall stacks of best-selling books all 
agree – you are going to be rich!

Well, stand by for the shocking truth 
about the usual first time experience for 
“virgin” landlords with the enthralling 
world of property management. More 
experienced owners will nod sagely and 
remember with serious faces their own pain 
as the lessons became real.

FRUSTRATION #1 
THE PROMISE OF HIGH RENT
When you meet your potential property 
managers, they know that you are talking 
to other providers, and they “lie” to you 
to get your listing. Yes, yes, they say. Your 
property will rent quickly for (the real 
number PLUS a minimum of $30). This is 
because they know that you now have an 
invisible “greed gland”, and that all they 
have to do is PROMISE a higher rent, and 
it will smother all your rational thinking. 
Instantly.

Your brain will be filled with 
calculations of what that extra $30 will do 
to your “ROI”. You will smile, and you will 
“like” this confident person who you now 
really, really want to “take care” of your 
fresh young property. 

Yep – property managers generally will 
overstate the rent, because they can. After 
a few weeks, or a month of no tenants, 
no income and almost no contact (“they 
promised they would call!”), you get the 

message that the ‘market has changed’ 
and “we need to drop the rent to get a 
tenant fast”. And you get kicked in your 
greed gland with a rent lower than you first 
expected, but at least it is rented. (Although 
the tenant is on the dole?)

In your pain you vaguely remember 

that other property manager who told you 
about how long it takes to recover the 
completely lost rent from vacant properties, 
and that a great tenant at the right rent 
gives a better return than lots of vacancies 
at a higher rent. 

It may take several kicks in the greed 
gland before our excitable fledgling 
landlords get it.

FRUSTRATION #2 
LACK OF FOLLOW UP AND 
ACCOUNTABILITY
Well, it has been 5 months now, and 
at least now things are going along 
“normally”. The swelling has gone down a 

bit, and the lease is due to be renewed in 
four weeks. Surely the tenant who is sort of 
“ok”, and who never gets more than two 
weeks behind in rent, will stay?

You contact your manager who says 
they have sent the renewal forms, but 
have not heard back yet. They PROMISE 
they will get back to you today. Nothing 
happens, so you call them tomorrow – but 
they are in a meeting. You are busy, and 
you don’t notice they have not called you 
for 3 days. Then you get a voicemail with 
no information – just saying “Call me 
back.” So you do – and they are not there 
again, and no one else in the office knows 
any details.

Well, maybe no news is good news? 
Right?

Umm, no. Your manager’s assistant 
calls and tells you the tenant has given 
notice they are leaving in 2 weeks, and did 
you want the deluxe advertising package 
because this is a quiet time of year for 
rentals?

This time the pain in your greed gland 
is far more intense, and you can feel the 
wind being knocked out of you as you 
realise all the different ways you have been 
violated. With a quiet, strained voice, you 
ask “Is the rent currently up to date?” The 
reply “I don’t know, I will have to look it 
up and call you back.” Minutes later the 
assistant calls back – probably because she 
is new and does not know the rules yet – 
your tenant is 3 weeks behind.

Waves of frustration are now throbbing 
irritably through your body. “Are you saying 
that not only did you get me a lease that 
was less than you promised, but you also 
one that was going to end at a time of 

It seems so simple. You purchase your new investment property at a good price (you 
think), give it a quick tidy-up and “presto!” you are now an real estate investor. 

THE THROBBING 
FRUSTRATIONS 
OF VIRGIN 
LANDLORDS

Your manager’s 
assistant calls and 
tells you the tenant 
has given notice they 
are leaving in 2 weeks, 
and did you want the 
deluxe advertising 
package because this is 
a quiet time of year for 
rentals?”
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If your property is still vacant 14 days 
after you put it in our hands, we will 
pay the rent starting on the 15th day.

No Lock-In Contract! If for any reason you 
need to leave us, we’ll return your file within 
60 minutes and let you out of your contract.

If at any time you’re not delighted with our 
property management service, we’ll refund 

that month’s management fees.

Pirates of thE

PIRATES OF THE

Pirates of the

Pirates of the

Pirates of the

Pirates of the

www.coralseaproperty.com.au

Phone: (07) 4724 1723 
Email: rental@coralseaproperty.com.au
Visit: 621 Flinders St West, Townsville

100%
Delighted.

We’ll
pay your

rent.

Easy
To

Switch.

We are accountable...guaranteed!

low demand, AND the tenant is 3 weeks 
behind? Let me speak to the property 
manager NOW!” “Sorry, but she quit last 
week and has gone to Melbourne. I will be 
looking after your property now. I will do 
better for you, I PROMISE.”

FRUSTRATION #3 
THE CRUSHED DREAM
Statistically, the vast majority of property 
investors stop at less than 2 investment 
properties – they just stop.

Why? Normally, the reason comes 
down to the link between the virgin 

property owner and the property… the 
property manager. Bad experiences with 
other property managers lead virgin 
owners thinking, “It does not work” and 
“nobody keeps promises”. And the dream 
of a powerful property portfolio is lost.

Yet our virgin investor sometimes meets 
people just like them, people who started 
with nothing. But these people now talk 
about their holidays in Spain, the new 
Audi, and palomino pony for 
their kids. These people found 
the secrets early. 

THE END TO FRUSTRATIONS
The articles in this magazine reveal the 
secrets used by experienced property 
owners, the tricks used by dodgy agents, 
the best way to compare agents, the 
questions to ask, and much more. Follow 
the advice and you’ll make more money 
from your rental property. You will enjoy 
your property more. You will build that 
profitable investment portfolio. You will be 

talking about holidays, and new 
cars and ponies. Enjoy.

All the PROMISES 
from the seminars, the 
books and the industry 
are hidden by many 
layers...and the dream 
of a powerful property 
portfolio is lost.”

Townsville’s Specialist Property Managers
2013 

REIQ Awards 
for Excellence 

finalist



6   www.coralseaproperty.com.au

When I came on board with Coral 
Sea Property Management, I made 

the decision not to take their advice on 
getting specialised Landlords’ Insurance. 
Coral Sea had explained to me, that the 
landlord component of the insurance I 
currently hold with my bank may not be 
sufficient in the event my tenant was to 
stop paying their rent or if they suddenly 
abandoned the property, and all the court 
costs involved in removing tenants. 

I ignored Coral Sea advice... 
I had never been given this kind 

of professional advice from a property 
management agency before and in this 
instance I opted for the complacent 
option and believed that I wouldn’t 
be that landlord whose tenants stop 

paying their rent and so I stayed with 
the insurance I already held (contrary to 
Coral Sea’ recommendation).

Everything seemed to be going well 
with the tenancy until I got the phone call 
any property investor would dread. My 
tenants had stopped paying their rent.

Lost money
Even though Coral Sea took all the 

necessary action to have the tenants 
removed as soon as possible. By the time 
I got the property back ready for a new 
tenant to rent, I had lost over $2000 
out of my own pocket. I kick myself now 
because had I have taken Coral Sea’s 
advice from the beginning, all of this 
money could have been back in my 
pocket if I had just chosen to invest the 

minor $300 on specialised Landlord’s 
Insurance.

I strongly suggest that any landlords 
that get given the option to take out 
Landlords’ Insurance, understand that 
small amount of money is worth every 
cent, in the event you end up in a similar 
situation. You never want to put yourself 
in a situation where you have to just wave 
all that money goodbye like I had to. 

Brenton

When Coral Sea first took me 
through the benefits of having 
specialised Landlords’ Insurance,

I thought even though it is an extra 
cost, I just couldn’t look past it. The 
fact that they protect you from so many 
unwanted situations such as, tenants not 
paying their rent, tenants abandoning the 
property, court costs, malicious damage 
to a property plus many more, I just really 
couldn’t say no.

And to this day I am so happy I said 
yes! Unfortunately my tenants at the time 
stopped paying rent and left the property 
abandoned. Straight away a claim was 
made by Coral Sea Property Management 
to my Landlords’ Insurance provider and I 
was told it would take around 28 days for 
the claim to be processed. Within 5 days 
I received word that the claim had been 
processed and within 14 days from then, 
I received every cent I thought I had lost 

straight into my bank account. 
I strongly recommend that any 

property owner takes out Coral Sea’s 
recommendation of Landlords’ Insurance 
as I have not yet met a landlord who would 
happily lose thousands of dollars. I am so 
thankful I took Coral Sea’s great advice 
because I got it all back without having to 
lift a finger!

Elizabeth.

Be fully insured
Would you drive your car around without any insurance just because you 
live in a remote area where an accident is unlikely? I wouldn’t think so…

protect

 The fact that they 
protect you from so many 
unwanted situations 
such as, tenants not 
paying their rent, tenants 
abandoning the property, 
court costs, malicious 
damage to a property plus 
many more, I just really 
couldn’t say no.”

Better to be safe than sorry

Every cent I thought was lost went straight 
back into my bank account...
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It is the responsibility of great 
property managers to point any 
potential risks of being a landlord 

and to have systems in place to help 
reduce these risks. Unfortunately 
even the best property managers 
cannot stop tenants from defaulting 
on rental payments or causing 
damage to their rental property, even 
if it is accidental.

Most tenants take good care of 
the property they’re leasing however; 
even the best tenants can have 
difficulties and accidents.

A lot of landlords don’t realise 
the cost of this does not end with 
loss of rent and damage to the 
property. It can progress onto also 
hundreds or thousands of dollars 
being outlaid from the landlord to 
cover the legal expenses of trying to 
claim these monies back.

Would you drive your car without 
any insurance in a remote area, 
just because the risk of having an 
accident is lower, even though this 
opens you up to the risk of losing 

thousands? I wouldn’t think so. This 
is why having specialised landlord’s 
insurance is absolutely necessary 
to any landlord, anywhere. When 
choosing landlord’s insurance, it’s 
important to have the right cover not 
just ‘any’ cover.

“INVESTOR INSURANCE 
PACKS” ARE INSUFFICIENT!

Many banks and general 
insurance companies have what they 
call, ‘Investor Insurance Packs’ and 
although this does cover a minimal 
level of insurance, it may be time to 
check your policy for the things that 
actually pose a threat of costing you 
thousands if a difficulty or accident 
involving a tenant should arise.

Here are a list of five questions 
you need to ask yourself when 
choosing or reviewing landlord’s 
insurance, because what you will 
find is that these scenarios are 
the most likely to occur, but the 
least likely to be covered, in just a 
standard insurance package.

Australia’s Leading
Landlord Insurance Specialist

terrischeer.com.au www.pi-plus.com.au

Property Insurance Plus
Phone 1300 307 072 Fax 02 6251 0115
Email admin@pi-plus.com.au

Comprehensive

for Landlords.

Loss of rent &
Building Insurance

5 KEY 
QUESTIONS TO 
ASK TO AVOID
LANDLORD 
HELL

Why EVERY Investor NEEDS the 
‘Right’ Landlord’s Insurance.

1   Are you covered for damage to your 
property if the following scenarios were to 
occur? 
a. Accidental Damage Caused by Tenants 
b. Tenant Theft  
c. Malicious Damage Caused by Tenants

2   Is your rental income covered if the 
following scenarios were to occur? 
a. Absconding Tenants 
b. Un-tenantable Property 
c. Prevention of Access 
d. Tenant Hardship 
e. Unexpected Death of a Tenant

3    What court costs are covered? 
Some agents charge a flat fee or an hourly rate for 
having to represent a landlord at the Queensland 
Civil and Administrative Tribunal. A recent case took 
over 42 days to be heard. Does your insurance 
cover your agent’s hourly costs and legal fees for 
having to represent you in a situation like this or 
would you be left to foot the bill? 

4   What contents are covered? 
Is almost everything included or are only basic items 
covered?

5   Have you got the right Landlords’ 
Insurance? 
If you don’t have landlord’s insurance or are unclear 
on what your current policy covers you for, then it’s 
time to be a responsible landlord and get the right 
cover because, let’s be honest, it is much more 
likely that a tenant will default on their rent or cause 
damage to your property than it is that there will be 
a natural disaster tomorrow, and you may not even 
be covered for any of these events.
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Prospective property managers  
KNOW that the amount of rent that 
they suggest for your property is very 

important to you. 
And they also know that other property 

managers will probably tell you a higher 
number than is achievable to get your 
listing.

Yes – they are caught in a trap. If they 
give you a rental appraisal that is less than 
another agent gives you – they know that 
you will most likely give the listing to the 
agent with biggest promise. 

So – what is only thing that an agent 
who has nothing other than rent levels in 
their arsenal going to do? Yep – they have 
almost no choice – they will exaggerate 
your expected rent. 

Be immune to exaggerations
The effect is that usually there is little 

similarity between the numbers thrown 
at you and the rent which you eventually 
receive. 

Because average agents have nothing 
other than price to seduce you with – that 
is what they will use. 

PRICING 
YOUR 
PROPERTY

2 STEPS TO FINDING THE 
TRUE RENTAL PRICE OF YOUR 

PROPERTY How do you recognise the good from the bad and ugly? 
Beware the Slippery Property Manager

BEWARE: To get your listing, 
dodgy agents will try to 
seduce you with the promise 
of exaggerated high rental 
returns.

SIGN HERE

THE SECRETS & THE POWER QUESTIONS TO ASK

Step #1
Check competing properties for 
rent NOW.
You do this homework BEFORE you 
meet any agents. This is easy to do. 
Just go online to sites like realestate.
com.au, domain.com.au, or even 
your old-fashioned newspaper 
and check the prices that similar 
(competing) properties are being 
offered. 

Step #2
Ask for competing properties 
that have been successfully 
rented in your area.
You do this at the interview with your 
prospective property manager. These 
prices will be far closer to reality – and 
will cancel out the false promises that 
can be created by just using what is 
currently advertised as a guide. 
Your goal with this step is to simply 
cancel out any chance of false 
information skewing your choice of 
property manager. If the agency relies 
ONLY on promising the highest rent 
to get your business (without proof) – 
your questions will sort them out. Like 
putting salt on a slug, they will shrivel 
up and wander away to look for a less 
educated victim.
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Experienced property owners don’t get 
seduced by a promise. They dig deeper. 
They ask power questions. They look for 
an agent who has systems and processes 
that will deliver maximum long-term rental 
returns.

HOW DO YOU GET MAXIMUM 
LONG-TERM RENTAL RETURNS? 

In a nutshell – you are looking for an 
agent who KNOWS that the best returns in 
rental properties come from:

1    Getting an “A” grade tenant fast to keep 
your vacancy losses low,

2    Keeping the tenant for a long time, and

3    Having REGULAR rent increases in your 
property.

Don’t make the single 
biggest mistake made by 
property owners when 
choosing a manager!

THE POWER CHECKLIST 
FOR EXPERT PLAYERS

Ideally, the interview of your potential 
manager will ask about the following. 
If they do not know or “guess” give 
them ZERO for that item.

  What is your vacancy rate? (ask 
for proof). Your vacancy costs are 
potentially your biggest threat to a 
good ROI (Return on Investment). 
The easiest number (if they know 
it) is number of vacant days per 
property per year. If they do not 
know – or guess at it – no points.

  What percentage of tenants renew 
their leases? (ask for proof). The best 
agents know this number because 
they measure it. 

  What processes are used to increase 
rents (and average increases), when 
is the rental market strongest and 
weakest? (and evidence that their 
agency uses this to advantage to 
increase rents).

  What percentage of tenants are on 
a “casual” or ‘periodic tenancy”. 
The best agents have an increased 
rent amount in the lease agreement 
that applies if the tenant does not 
commit to a new lease that expires 
in the known period of highest rental 
demand.

TIP: You do NOT want your tenant to 
give you 2 weeks notice at the times of 
the year when it is hard to find good 
tenants, and rent levels are lower. 

  What percentage of tenancies  
are “in arrears”? This is a good 
reflection of the management skills 
of the property manager and their 
team. 

  Does their agency do both property 
Management and property sales?  
Many agencies have a “part-time” 
rental department and their real 
focus is on property sales. You 
want an agency who specialises in 
managing your property as their 
primary business.

  “Why should I trust you and give 
you my properties to manage rather 
than the other agents?”  If they say 
anything they cannot PROVE – then 
keep looking. 

Summary – Your only antidote to 
“property management snake-oil” is to 
be both educated and willing to check 
all claims for evidence they are true. 
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INCREASE 
YOUR 
PROFIT

Certain months of the 
year produce higher 
rental returns for 

Townsville rental properties. 
When you know these months 
you can restructure your 
leases and earn hundreds and 
hundreds of dollars extra each 
year.
The Secret Townsville 
Rental Strategy Revealed 

Townsville’s rental property 
market experiences significant 
highs and lows throughout the 
year and this trend has been 
fairly consistent for over a 
decade.

For owners in the know, this trend can 
provide some huge benefits. Military and 
government transfers, as well as university 
and to a lesser extent public service, 
hospital and mining jobs all have a marked 
effect on Townsville’s supply and demand 
of rental property.

REIQ statistics show (and our own 
research confirms) that in the months of 
January and February and to a lesser 

extent June, July and August – achieved 
rents can be up to 10% higher than during 
our weaker months of April, May and 
November.

This means that by adjusting your 
lease to end during these periods of higher 
demand, according to REIQ statistics, 
you could be $30 per week better off for 
an average 3-bed home. This equates to 
an extra $1,500 per year in your 
pocket!

Townsville’s “Old School” 
Rental Managers Can 
Cost You Money 

Amongst traditional 
“old school” rental property 
managers there seems to be a, 
“this is how we’ve always done 
it,” mentality.

These rental property 
managers regularly accept 
12-month leases in months 
like November and May 
compounding your losses year 
after year. 

By combining our 
knowledge about high yielding 

months with strategically termed 
leases we are able to consistently provide 
higher returns to our owners.

Couple this strategy with the five tips 
for keeping top tenants (see page 14) 
and you’ll find owning a Townsville rental 
property will be financially rewarding and 
stress-free.

JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC

100

400

300

200

Rental Inquiries at Coral Sea Property Management

Time your lease periods to match high demand.

make an extra $1,500How to                                      a year 
from your Townsville rental property

This equates to an 
extra $1,500 per year 
in your pocket!”
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coral sea shows you the money!

One of the important research tools in choosing your 
property manager is calculating your actual total rent 
return on your properties. A great way to do this is to 

gather data by contacting those agents on your shortlist, and 
recording all of the costs involved with managing your property.

In Townsville, you might end up with a nice spread sheet table, 
like Part A of the table over the page.

Wow. This looks like a very useful tool to help you make great 
decisions – right?

These are actual figures for Townsville, collected manually by 
asking each agent for their costs. At the time of printing they were 
correct – but they may have changed slightly.

 You can see that the management fees are calculated a 
variety of different ways, from flat fee for “everything” to itemizing 
each different service.

And by looking at the bottom row, you can read a total that 
at first glance makes the cheapest agents seem attractive. At this 
stage of the calculation – it you might be going – “Wow – I can 
make an extra grand or so by going with the cheapest.” In a 
perfect world that would be true. However, unfortunately it is not 
a perfect world. In property management there are TWO other 
sections to be added to our table to get the full picture. The first is 
Vacancy Rates. Let’s add Part B to our table – and include some 
calculations for how much rental income is lost when a rental 
property is vacant.

What is your vacancy rate?
Interesting to see just how much cost there is in having your 
property vacant. How does that change your view of the “cheapest” 
being the best choice? These costs are estimated based on the 
averages for Townsville. There is only one company that actually 
measures and publishes their average days vacant per property per 
year (guess who?) And you need to be aware that as a general rule, 
the “cheaper” agencies do NOT have the resources, systems or 
desire to keep their days vacant low – which means that their actual 
vacancies will be far higher than the average of 14 days. It may 
come as a shocking surprise however some properties in Townsville 
regularly sit vacant for periods measured in not days, but months.

What guarantees do you offer?
So adding the extra variable of vacancy 
days changes your view quite strongly. But 
there is yet another factor that when added 
will make the picture even more clear for 
you. And that is the degree to which the 
agencies will “back their service levels” 
with a guarantee. This is important not 
only because it affects your net annual return for your properties, 
but because it shows us the kind of experience we can expect. Part 
C shows the guarantees from each agent.

So, what do we now consider when looking at management 
fees? The answer? We compare the vacancy rates and then the 
experience we can expect from each different agent before solely 
basing a decision on the fees alone because if the vacancy rates 
are not what you’re looking for and the agent cannot ‘back their 
service’, the fees become irrelevant.

Comparing Apples...
...and avoiding the lemons. A simple guide to what you are really paying.

In a move that’s sure to upset 

a few of our competitors, over 

the page we have compiled a full 

list of most of Townsville agents 

fees, vacancy rates and current 

guarantees (if any).”

PART A Agent A Agent B

Management Fee 10.45% 6.75%

Admin Fee (per month) $ $

Lease Renewal Fee (per year) $ $

Letting Fee (per year) $ $

Estimated total yearly cost
WITH 0 VACANCY $3,100 $2,800

PART B Agent A Agent B

Vacancy Rate % / Lost Days 1% / 3.6 days 5.7% / 21 days

Cost of Vacancy $234 $1,350

New Total Cost Estimated $3,334 $4,150

PART C Agent A Agent B

Rental Guarantee 14 days

Not Happy Refund ✔

Termination Period 60 minutes 30-90 days

Strategic timed leases (Jan Feb/ Jun July) ✔

Automatic rent rises at periodic lease $50

Cost per week (WITH VACANCIES) $64 $80
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Based on rental amount of $450 per week

PART A Ray White 
Townsville

LJ Hooker 
Townsville Remax Townsville Harcourts 

Townsville

Management Fee (incl GST) 9.90% 9.85% 9.50% 9.35% 9.35% 12.00% 8.80% 8.80% 8.25% 8.25%

Admin Fee (per month) $11.00 $0.00 $7.70 $10.00 $6.60 0 $6.60 $6.60 $5.50 $5.50

Letting Fee $495.00 $495.00 $495.00 $495.00 $495.00 0 $495.00 $495.00 $495.00 $495.00

End of financial year statement fee $0.00 $0.00 $38.50 $0.00 $0.00 0 $11.00 $0.00 $0.00 $0.00

Property Title Search (one off?) +GST $22.95 $0.00 $0.00 $0.00 $19.00 0 $25.50 $24.95 $22.00 $0.00

Smoke Alarms (per year) $79.00 $129.00          $80.00 $70.00 $88.00 0 $90.00 $79.00 $88.00 $79.00

Estimated total yearly cost
WITH 0 VACANCY $3,045.55 $2,928.90 $2,928.90 $2,872.90 $2,869.10 $2,808.00 $2,759.90 $2,737.35 $2,601.50 $2,570.50

Cost of vacancy
PART B Ray White 

Townsville Coral Sea LJ Hooker 
Townsville Remax Townsville Harcourts 

Townsville Page and Pearce John Gribbin Live & Invest Virgo Patterson The Rental 
Managers

Based on: (measured and published) Average1 Published3 Average1 Claimed2 Average1 Average1 Average1 Claimed2 Average1 Average1

Vacancy Rate / Lost Days 6% / 22 days 0.89% / 3.2 days 6% / 22 days 1.9% / 7 days 6% / 22 days 6% / 22 days 6% / 22 days 2.4% / 9 days 6% / 22 days 6% / 22 days

Cost of Vacancy $1,400.00 $209 $1,400.00 $450.00 $1,400.00 $1,400.00 $1,400.00 $585.00 $1,400.00 $1,400.00

New Total Cost Estimated $4,445.55 $3,137.90 $4,328.90 $3,322.90 $4,269.10 $4,208.00 $4,159.90 $3,322.35 $4,001.50 $3,970.50

Expertise
PART C Ray White 

Townsville Coral Sea LJ Hooker 
Townsville Remax Townsville Harcourts 

Townsville Page and Pearce John Gribbin Live & Invest Virgo Patterson The Rental 
Managers

Specialised Property Managers

(Rentals Only - No Sales)
✔ ✔

Guarantees & promises
PART C Ray White 

Townsville Coral Sea LJ Hooker 
Townsville Remax Townsville Harcourts 

Townsville Page and Pearce John Gribbin Live & Invest Virgo Patterson The Rental 
Managers

Rental Guarantee 14 days

100% Refund, No Questions ✔
Not fixed in 30 days, 3 

months free

Termination Period 30-90 days 60 minutes 30-90 days 30-90 days  Min. 30 days 30-90 days Min. 30 days 30 days Min. 30 days 30-90 days

Strategic timed leases (Jan Feb/ Jun July) ✔

Automatic rent rises at periodic lease $50

Cost per week (WITH VACANCIES) $85.49 $60.34 $83.25 $63.90 $82.10 $80.92 $80.00 $63.89 $76.95 $76.36

The bottom line!
*All figures correct at time of printing. Please see disclamer on page 22.

1. Average = Where no rate is available Townsville average Vacancy Rate is applied (2016 figures used - source Townsville Bulletin http://www.townsvillebulletin.com.au/news/tenants-tempted-with-rent-deals/news-story/
d71c105427b675b4400eaf8c7ed70aaa)   2. Claimed - Vacancy Rate claimed by agent as at May 2016, personal communications.    3. Published - Vacancy Rate published monthly - www.coralseaproperty.com.au

Figures used for Annual Cost Estimate Assume Zero Vacancy for 12 month (Annual rent x  Manage fees %)+ (12 x postage/admin) +
(1 let fee per annum) + (FY statement fee) + (Property Search fee) +(Smoke alarms). Information correct at time of printing.
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The bottom line!
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INVESTMENT
PRINCIPLES

BE RESPONSIVE

Be responsive to your 
tenants. When your 
property manager 
contacts you about any 
issues regarding the 
property, deal with it as 
soon as possible. Do not 
ignore any phone calls 
or emails, as this can 
lead to the tenant feeling 
angry and neglected.

PERFORM REGULAR 
MAINTENANCE

Budget and plan 
to perform yearly 
maintenance to address 
any matters that the 
tenant may not have 
noticed as an issue yet, 
but could however be a 
potential problem down 
the track.

RESPECT THEIR 
PRIVACY

If as a landlord you 
need to enter your rental 
property for whatever 
reason, you need to ask 
your property manager 
to contact the tenant in 
advance and supply the 
correct written notice to 
arrange a visit.

GO THE EXTRA MILE

While of course 
tenants’ requests do 
need to be reasonable, 
it’s important to 
keep an open mind 
when it comes to the 
maintaining of the 
property. Sometimes it 
is worth going the extra 
mile in order to ensure 
your tenants stay put. 
This could mean things 
like installing an air-
conditioner if a very hot 
summer is predicted or 
putting in fresh carpets 
as they may not have 
been touched up for 12 
years. Things like this 
also don’t just make your 
tenant super happy it 
also adds value to your 
property.

TIP 1: TIP 3:TIP 2: TIP 5:TIP 4:

ADDRESS PROBLEMS 
QUICKLY

If your property manager 
has notified you of a 
small maintenance 
issue that the tenant 
has reported (such as a 
leaky tap or a squeaky 
door) even though these 
are small issues make 
sure that you respond 
to them quickly. Do not 
wait for the tenant to 
make several complaints 
before you address this 
small issue, as it is these 
little problems that can 
be the beginning of an 
adversary relationship 
and make it more 
difficult to request things 
from the tenant. Things 
like rent rises or gaining 
entry to the property.

Attracting and keeping “A” grade tenants while increasing 
rent over time and minimising vacancies gives you optimal 
ROI (Return on Investment).

Sometimes you may forget they are 
even there until you find the timely 
rental payment in your bank account 

(YAHOO!). Those types of tenants are the 
ones that are definitely worth hanging on 
to, as a good tenant is like gold in any 
market.

Once your dream tenant finally 
finds their way into your rental property, 
you should know that you will want to 

keep them as long as possible. Though 
sometimes you may not be able to control 
how long they stay as life circumstances 
sometimes means tenants will need to 
move on from the best of rental agents 
and landlords. As they might buy their own 
home or need to leave town. Who knows!

Happy tenants stay and pay...
What you can control is being willing 

to keep the property up to a great standard 
and therefore keep your tenants happy 
and give them more of a reason to stay 
renting the property and take rent rises! 
As you have provided a space they can be 
comfortable in and be proud of.

Here are just a few easy tips that 
will assist you in keeping those excellent 
tenants in your rental property for as long 
as possible:

Good tenants are, of course, one of the most 
important factors to maintain great returns from 
your property over the longer term.

If, as a landlord, you live by the tips above there is 
a much higher chance that you will save thousands 
of dollars in advertising and vacancy costs and 
instead have happy tenants that renew year after 
year!

five
top tips

for keeping
top tenants!
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According to industry surveys, the number 1 reason given by 
unsatisfied departing tenants for not renewing their lease is 
uncompleted or ignored requests for maintenance?

Maintenance, the silent killer! 
As an investor we are all aware of the costs when a property does 
not receive ongoing general maintenance, and repairs are not 
acted upon straight away. Damage to your property, loss of capital 
value due to items not being repaired causing secondary damage 
and the list goes on…

But...
What about the costly loss of good tenants frustrated from their 
property managers inactivity or because your agent has no system 
at all to ensure reported maintenance is completed quickly. 
Neglected tenants vote with their feet and this costs you $$$$

Replacement costs add up!
Every time you need to replace a tenant the costs add up, 
advertising costs, let fees plus lost rent whilst you are looking for a 
new tenant can easily total $2000 or more. These losses can suck 

the life out of your investment.

Great tenants are your lifeblood
Great tenants are your most important asset. Without A grade 
tenants who pay their rent on time and look after your property you 
don’t have an income.
By ensuring all maintenance is completed quickly not only will your 
investment continue to grow, your happy tenant will feel valued.

Happy A grade tenants pay more!
Happy tenants are more likely to renew each year (helping avoid 
costly vacancies and advertising and re-let costs) and well serviced 
tenants are more likely to accept regular reasonable rent rises if 
they believe they have been well treated. They are also more likely 
to treat your home as if it were their own.

Don’t get caught in the maintenance trap!
If your agent doesn’t have a great system to ensure maintenance is 
being completed quickly maybe it’s time to rethink your agent.
When it’s time to investigate a new agent make sure you ask them 
about a maintenance plan and any guarantees they have in place.

THE 
SILENT 
KILLER

The number one reason you lose 
your best tenants...

We have had a rental property 
in Townsville now for nearly two 
years. During that time, we initially 

experienced dissatisfaction from the Real 
Estate Agency who was handling our 
property. Specifically things like, inspections 
not done on time, rent not paid on time, 
inspection reports not signed by the tenants 
and the list goes on. 

I knew there had to be something 
better out there so I made the decision to 
change to Coral Sea Property and wish I 

had initially used their service. I could not 
be happier. The Coral Sea team base their 
professionalism on what they say they will 
do supported by great communications 
between client and customer. There is 
nothing that happens to my property 
without Coral Sea discussing it with me. 
Rent is paid on time, maintenance is fixed 
in a timely fashion and most importantly, 
they place the right tenants into our 
premises after undergoing numerous and 
vigorous checks.

To sum up our perception of Coral 
Sea, they are “The Ultimate Professionals” 
in the Property Management Industry.

Stephen & Margery G.

Something better out there

Is bad management costing you thousands of dollars? Is your agent losing you $1000’s 
each year by not completing maintenance!
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When I first joined Coral Sea Property as an owner, I was moving away, I hoped, 
from really poor service and results from a different Townsville property 
management firm. Everything at Coral Sea looked fantastic, from the stats they 

keep to the service and extra dollars in the bank they promised.
They kicked goals immediately with getting a great tenant within days after one unit 

had been empty for several weeks with the other manager, and for more rent. 
They have continued to impress us now for 14 months, and I have learned to pretty 

much just let THEM manage the property as their system works!

YOU WANT ME TO PAY 10% EXTRA?
I did have one vague reservation – which was about the 10% Maintenance Fee. It is 

the cost of having them arrange, complete and check on the maintenance and repairs 
to keep the units in great condition “so tenants are happy, stay longer and pay more”. 
Because when I began investing I learned to “keep costs low” I had an internal resistance 
to paying extra.

Until recently all of the work done had been for minor amounts, and the maintenance 
fees were negligible. In March, Bob suggested there was an opportunity to do a makeover 
of one of the units as the tenant was moving, and should the Maintenance Team get it 
done?

As that unit had received no attention for about 10 years I knew it was a good idea.

Renovation rescue
Manage your rental property “make-over” 
personally or pay a 10% maintenance fee?

Landlord Case Study

Even if I had 

personally organized 

the reno, which 

would have taken me 

many hours, in the 

best case it is unlikely 

I would have saved 

anything or achieved 

a better result.”

James Hooper
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HERE IS WHAT HAPPENED...
Old lease of $190 a week ended 15th 

March with tenant leaving. New lease 
began 30th March with rent of $230 a 
week. 14 days vacant. During that time 
the team organised new carpets $1875, 
complete internal painting $1200 and 
$132 of general maintenance and fix ups.

Total $3207. The team chose the 
carpets, paint, everything. They checked 

it was done properly, and took photos. 
During the renovation time (not after), CSP 
also attracted and selected a great new 
A-Grade tenant. Even if I had personally 
organised the renovations myself, which 
would have taken me many hours, in the 
best case it is unlikely I would have saved 
anything or achieved a better result. The 
unit would have definitely been vacant 
much longer. It is like those TV shows 

where people do renovations – and the 
people who always win are the ones who 
have a great team who do it better, faster 
and usually for less.

I am now extremely comfortable with 
having a professional maintenance team 
who only charges 10%. In combination 
with their other systems it means they get 
me great results, and my time is available 
for other things.

Coral sea tip 

It’s like 
those TV shows 
where people do 
renovations – and 
the people who 
always win are the 
ones who have a 
great team.”

Before

After:
The difference in James’ 
unit increased his rental 
return

Get Extra $$$$ 
Easy
A well-presented property attracts well-presented tenants 
who pay more and are more likely to look after your home. 
Splash out on a lick of fresh paint and new carpet and watch 
the $$$ roll in.

James Hooper
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Hi Shaun and your fantastic 
team at CSPM, We’d like to offer 

a testimonial and here it is: 
We recently experienced the 

heartbreak that is every landlord’s worst 
nightmare with our former agent in 
Townsville. Our tenant had defaulted 
on her rent twice in 3 months and had 
trashed our lovely house. Our former 
agent wasn’t even aware the rent had 
not been paid until we alerted them! 
And, they had not even bothered to 
advise us of the state of the house 
but kept completing maintenance 
inspections and requests for work (which 
we fulfilled without delay, not knowing 

what was really going on).
We experienced a complete lack of 

empathy and very little communication 
from our former agent over the time 
we tried to resolve the situation, but 
eventually in complete despair and on 
the brink of thinking it was easier to sell 
the property we discovered Coral Sea 
Property Management.

From the first phone call to 
Angelique, after hours and on a week-
end we took the first steps to changing 
our property management. Shaun and 
his fantastic team took over and sorted 
the whole horrible mess for us, found us 
a new tenant and have restored our faith 

in property management.
The communication and efficiency 

of the staff at Coral Sea Property 
Management is second to none and 
we have no hesitation in stating that if 
you’re looking for an agent to manage 
your property so you can have complete 
peace of mind and achieve the best 
return possible then look no further. 
Don’t even bother to compare the rest 
because you won’t be disappointed with 
Coral Sea Property Management!

 Coral and David (Cairns)

Dear Coral Sea Property Team,

We would like to express our gratitude to the fast and professional reaction of your 
maintenance team. We moved into our rental property after a long wait on last 
Saturday. There were some issues with the house that needed immediate attention. I 
called Coral Sea Property office about our problems and was directed to the online 
maintenance request form, which I filled in. Within 24 hours the maintenance person 
arrived to our home and immediately fixed all issues. In fact, there was one thing not 
in the maintenance request (holes on two security screens), which he also attended 
without delay. We want to thank Coral Sea Property for the outstanding care you 
are taking of your tenants. It is very reassuring to see that our request had attended 
immediately and this gives us great confidence, and a peace of mind, that our 
tenancy will be a very pleasant one in our chosen house.

With very best wishes,
Zoltan and Katie

Just a short note to say thank you 
for finally finding a tenant for our 

unit in the Abode complex!

After being with our previous Property 
Manager for around four months and 
receiving almost no feedback on what was 
preventing our investment from renting, it 
was a breath of fresh air to have our twice 
weekly “love taps” from the team at Coral 
Sea. It was great to finally get some honest 
feedback and suggestions on possible 
solutions from the guys at Coral Sea, even 
if it included the painful news that our 
previous manager had blatantly set our 
rent around $100 too high and missed the 
prime rental period for the year.

I was also impressed that they escorted 
potential tenants for the viewing and pro-
actively sold the unit’s potential and even 
solicited feedback rather than giving clients 
the old “if you’re interested, come an pick 
up the key and let yourself in” attitude. I’m 
sure there was twice as much activity in 
trying to rent our unit from Coral Sea in 
the mere 2 weeks it took to rent, than in 
the entire 4 months the previous manager 
had control.

Once again, thank you.
Happy Landlord

Wrecked house

More happy tenants!
Vacant 4 months!

testimonials

I really appreciate all the 
updates. As I’m no longer 
living in Townsville, it’s reassuring to know that my 

property is in good hands.
Dave R.

Within 24 hours 
the maintenance person 
arrived to our home and 
immediately fixed all 
issues...this gives us 
great confidence and 
peace of mind that 
our tenancy will 
be a very pleasant 
one...”
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WE BACKUP OUR GUARANTEES >
Easy to 
Switch

Us at Coral Sea would like to 
take a moment to say a special 

thank you to Liz Isaacson, for her 
successfully referring an owner of 
a Townsville rental property to our 
business.

There is no better feeling than being 
told you’ve done a good job – except 
for discovering that someone you 
respect & love having as a client is 
out there telling others that you do 
your job so well & that they should 
give us a go as well.

We are forever grateful for your 
referral, we are more than open to 

accepting plenty more & then you can 
keep getting that very attractive $250 
referral fee! 

We all hope that you spoil yourself to 
some new shoes!

for your referral

Thank you

gracias

merci

danke

$

NOT HAPPY JAN!
We back up our guarantee of “not 
happy don’t pay”!

This means if you are not 100% 
delighted with our property management 
service for the month we will refund your 
months management fee’s in full! No 
questions asked!

A Coral Sea owner was not delighted, 
as we made a mistake with the advertising 
of his vacant property. As we didn’t meet 
our standard promises, therefore we 
believe it was time to be accountable, 
admit we made a mistake and refund the 
management fee’s for the month.

Ben Hughes, $245.52 is coming your 
way!

G’day to the team at Coral Sea,
Two weeks ago was the first contact 

I had with Angelique from Coral Sea 
Property managers. I was impressed so 
much by the leaflet that I just had to call. 
The leaflet was unusual to say the least; it 
was very colourful, in a pirate theme and 
had a guarantee.

You guarantee what?!
Now, who hears of and agent that will 

guarantee their work by saying they will 
pay the rent on day 15? To give you an 
idea our property was vacant for 3 months 
and 3 days, with over 16 applications 
and no tenant good enough! It took me a 
week to make sure I wasn’t jumping in with 
my eyes shut before I sacked the current 
agent, it just seemed too good to be true. 
I am sure glad I did though because it 

could have been another week’s 
rent! In just 6 days ( including 
the weekend) my property was 
rent for 15 months at $380 
per week, which is $10 a week 
MORE than the other agent 
had it listed at. I was almost 
speechless when the Coral Sea 
team informed me! It wasn’t just a re-let, it 
was an absolute ROCK STAR moment!

Simple Comparison
Let’s look at what the other agent has 

cost me with no result. 12 weeks at $370/ 
wk = $4400. Coral Sea less than a week 
vacancy = $1051. THAT’S $3349.00 that 
could HAVE BEEN IN MY POCKET!

The team at Coral Sea ROCK! 
Immediately I was struck by the easy and 
straight forward manner of the team. I just 

love folks who can call a spade a spade. 
The constant updates without excuses are 
really refreshing. 

As you can imagine after 3 months 
with no rent I was right out of patience the 
excuses from my previous agent. If you are 
having trouble with your agent or can’t get 
a tenant, I urge you to talk to these guys, 
TRUST THEM with your investment and pay 
their fees because THEY ARE WORTH IT!

Genuinely over the moon,

Michael McConachy

I’ve read the testimonials and can’t 
add much more except to say, I’ve 
experienced what people talk about 
and it’s all true. The team at Coral Sea 
are excellent! The only complaint I have 
about dealing with Coral Sea is that now 
I’m doubly frustrated with the bad service 

I’m getting from my property managers 
in other cities! Maybe it’s time for Coral 
Sea to chart out new waters there is 
plenty of opportunity and need for the 
Coral Sea approach across Australia. 
What people say about Coral Sea is 
100% true, ask any of the Coral Sea 
Team for my phone number and I’ll tell 
you firsthand how good the team is.

Brenton

Michael made Stella cry
with this testimonial...

We pride ourselves 
in being accountable, if 
we don’t deliver...you 
get your money back!
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Our biggest ever payout under our 
rented in 14 days or we pay your rent 
guarantee. A big congratulations goes out 
to John Keir for getting his property rented 

but it took 39 days for Coral Sea to find an 
A-Class tenant for his property.

That means we owe John 25 days of 
rent! So we had to pay ... a whopping 
$1,854 smackers! Now that’s serious!

Another big cheque payout 
under our 14 day rental 
guarantee!

A big congratulations goes 
out to Karina Gee for getting her 
property rented but it took 25 days for 
Coral Sea to find an A class tenant for her 
property.

That means we owe Karina 11 days of 
rent! So we had to pay...

A whopping $550.00 buckaroo’s!
This is what happens when you rent 

your property through Coral Sea!
We couldn’t be more serious.
Karina, your cheque is on the way!

Yes you read that correctly!

One of our 3 Guarantee’s is “Not 
rented in 14 days, we pay your rent”!

We had a brand new landlord come 
on board with us and got the property 
advertised, ready and everything that 
had to be done right away. 

However it took us 23 days to find an 
A Grade tenant for the property. 

It was an exciting phone call to make 
the owner to let them know their 
property was finally rented and to 
also let them know that the days lost 
were going to be paid for by us!

Congratulations Jodie and Steve a 
whopping $462.00 of rent, is back in 
your pocket!

What a guarantee! (Most agents 
would tremble at the knees at such a 
thing.)

Congratulations to 
Jason for getting his 

property rented!
However…. it took 

Coral Sea 19 days to rent 
his property and as you all 
know we guarantee that if 
your property is not rented 
in 14 days that we pay 
your rent. So we had to 
put our money where our 
mouth is!

Coral Sea pays another owner 
$550 for 
their empty 
unit

Coral Sea Pays 
Owners 9 Days 
of Rent!

STOP THE PRESS!

< WE BACKUP OUR GUARANTEES
We’ll Pay 

Your Rent.

Are you serious?!

$1854.30 Payout

John Keir
     $1854.30

We 
don’t offer 
excuses or 
hide under 
the desk...”

Jason McMillan
     $184.00

Karina Gee
     $550.00
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Big cheque 
pay out

Management Fee refund

We don’t believe in hiding under the 
desk with our fingers in our ears when 
something goes wrong.

One of our 3 guarantees is “not happy 
don’t pay”. This means if you are not 
100% delighted with our property 
management service for the month we will 
refund your months management fees in 
full! No questions asked!

We screwed up (unfortunately it does 
happen!) So guess what we did?

We honoured our guarantee and refunded 
Claire her month’s management fees back.

Claire, $118.80 is coming your way!

This story is about a landlord named Mr 
Newman. 

When Mr Newman’s property was on the market 
for rent he noticed Coral Sea had made some 
minor errors in the information provided about 
this property within the property advertisement.

This was a property management agency who 
said they were accountable.

So when Mr Newman said to Coral Sea: “Hey, 
I’m not happy,“ Coral Sea agreed to refunded his 
management fees for the month! No questions 

asked. Just like they said they 
would. They simply called it 
“Not happy, don’t pay.”

Many people turned 
their heads, when this 
accountable specialist 
property management 
agency started telling 
owners that if they’re not 
happy they don’t have to pay. All the other agents 
went weak at the knees.

Mr Newman just smiled.

This means if you are not 100% 
delighted with our property management 
service for the month we will refund your 
months management fee’s in full! No 
questions asked!

We stuffed up.
So we honoured our guarantee and 

refunded one of our owners their month 
management fees back.

We pride ourselves in being 
accountable, if we don’t deliver on our 
promises and communicate effectively 
you get your management fees back! No 
questions asked.

We did not return your phone call, 
so...

Michelle, $100.32 is coming your 
way!

100% 
DelightedAt Coral Sea were a little bit different. We believe if you make 

a promise, you should keep it... AND… if you make a mistake 
you should ‘fess up and take responsibility.

It’s easy for us to say we will do the things we promised but we 
understand you want us to be TRULY ACCONTABLE...

That’s why we introduced our guarantees - 

1.  RENTED IN 14 DAYS OR WE PAY THE RENT. 
We feel if your property is still vacant after 14 days, we 
are not doing our job. SO ...if your property is still vacant 
14 days after you put it in our hands, we will pay the rent 
starting on the 15th day.

2.  YOU’LL BE 100% DELIGHTED.  
If at any time you are not delighted with our property 
management service, we will refund that month’s 
management fees. No questions asked.

Our team at Coral Sea are not perfect 
because, let’s be honest, nobody is. 

We make mistakes as well and 
sometimes we don’t get it right, however as 
SPECIALIST Property Managers our clear 
point of difference is that we hold ourselves 
accountable.

We understand people won’t judge us 
on the mistake we have made but in the 
actions we take to put it right. At Coral Sea 
we take this obligation very seriously.

When we don’t rent your  property 
within 14 days, we don’t offer excuses or 

hide under the desk, WE PAY YOUR RENT.
In cases where we make a mistake 

(it does happen!) our FIRST STEP after 
fixing the problem is TO REFUND OUR 
OWNERS’ FEES.

The cases here demonstrate how 
seriously we take this obligation. These 
pages show actual refunds to our owners 
under both of these guarantees. (in one 
case a whopping $1854 rental refund!!)

Does your property manager back up 
their promises? If not maybe it’s time to 
give Coral Sea a call.

“What 
happens 
is not as 
important 
as how you 
react to what 
happens.” 
Thaddeus Golas)

We 
don’t offer 
excuses or 
hide under 
the desk...”

Don’t worry, be happy
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Michelle Scott

     $100.32
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STUFF WE HAVE TO SAY

DISCLAIM
ER

Coral Sea Property Management 
are the pirates of property 
management and pirates by 

nature are troublemakers… but in a 
good way. Our aim is to shake up the 
industry and encourage competition 

between property management agents in 
this town. 

The stuff we have come up with in 
this Magazine is likely to cause some 
of our competition to get annoyed and 
upset for exposing their fees. They may 
take things a bit personally (like sue us 
and try and send us broke), which would 
be a sad day for property management. 

So in fairness to them and to you 
(and under advice from our lawyers) 
there are some things we need to say. 

1.  Sorry (sort of) 
If we have offended our competition, we are sorry but you 
know you had it coming. We didn’t mean to make you cry.

2.  Do your own research 
Contact the agents we mention and find out for yourself 
what they charge. Don’t rely on what is published in this 
Magazine as the fees may have changed since the time of 
printing.

3.  It’s not our fault 
If you rely on anything in this Magazine that turns out to 

be wrong, then that’s your fault (not ours) for not doing 
your own research and investigations. Rely on your own 
independent advice and make a careful decision only after 
you have satisfied yourself of all the facts.

4.  Check it again 
We have proofs to support our claims, like actual 
management agreements and fee schedules the other 
agents are using that are dated and or signed but 
sometimes agents can offer other incentives and services 
that we don’t know about, so again you should check 
everything out like we told you do in 2 and 3 above. 

If 
we have 
offended our 
competition, 
sorry, but 
you know 
you had it 
coming!”

And now the boring legal speak part:

The information in this Magazine is for general information purposes only and does not claim to be comprehensive or provide advice. 
Coral Sea Property Management accepts no responsibility for loss which may arise from accessing or reliance on information contained in 
the Magazine.  Exact comparison is not always possible. The Management Fee Comparison is based on actual management agreements 
we have reviewed from the nominated real estate agents and is accurate as at the date of those agreements. You must rely on your own 
investigations and enquiries into the management fees charged by those agents because those other agents may offer additional services or 
rebates not known to us. The Management Fee Comparison applies only to the actual agents nominated and not to any other real estate 
agents or real estate agent branches conducting business under licence from the Trade Mark owner or head franchisor. We give no warranty 
as to the accuracy, completeness or reliability of any of the information contained in this magazine. All trade marks and trade names used in 
the comparisons are acknowledged to be owned by and/or registered to  their respective owners.

Pirates hate disclaimers and legalese ...BUT our 
lawyers said we had to have one so here it is:
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The smartest property owners know 
that they can spend a little to earn a 
lot. Some landlords are reluctant to 

spend money on their property, but they 
do not realise that approach is a false 
economy if the property does not lease 
quickly or does not achieve the rental 
growth that it could.

1. Get the basics right
Overgrown gardens should be tidied, 
grubby paintwork should be touched up 
and appliances checked to ensure they are 
operating efficiently between tenancies. 
These items should be regarded as 
maintenance, not improvements.  

2. Do maintenance on time 
Delaying maintenance is often 
counterproductive to achieving rental 
growth. Something as minor as a leaking 
tap or poorly fitting door can upset tenants 
and discourage prospective new tenants.

3. Renovate the kitchen 
Illusion is an integral part of the renovation 
process if you don’t want to spend a 
fortune. By creating visual effects that 
attract the eye of a potential tenant, 
attention is diverted from less desirable 
aspects of a property. For example, 
painting kitchen cupboard doors, replacing 
door knobs and installing a new flick mixer 
can leave your prospective tenant feeling 
like they have a new and expensive kitchen 

4. Update the bathroom 
Replacing taps, shower heads and other 
fittings with modern equipment can 
create an improved look. New door 
and cupboard knobs, new mirrors and 
replacing a shower curtain with a shower 

screen can make a massive difference. A 
tired bathroom can be brought to life by 
resurfacing the bath, basin and shower 
base and painting old-fashioned or garish 
tiles. 

5. Spruce up living areas and 
bedrooms 
Cheap fluorescent lights drag down the 
quality of too many rental properties. 
Low-voltage fittings can plug into existing 
sockets without needing an electrician. 
Modern pendants for bedrooms are a big 
plus. Changing light switches and installing 
dimmer switches can create the illusion of 
a newly refurbished property. 

6. Install new equipment 
Installation of an air conditioner can 
result in an immediate rent rise of $20 
a week. That will cover the cost of the 
new equipment within 18 months, after 
which time you will continue to receive the 
increased rent and more tenants will want 
to lease the property. The costs will bring 
tax and depreciation advantages. 

7. Give it a new lease of life
You’ll be amazed at what a difference a 
coat of paint can make. New carpet and 
paint every few years can work wonders 
and keeps the property looking great 
adding  $$$ to your bottom line. 

8. Make a laundry 
In apartments, tenants love internal 
laundries. It is often feasible to build a 
front-loading washing machine, clothes 
dryer and trough into a large cupboard for 
a relatively modest budget. It requires a 
plumber but the outlay can be well worth 
the cost by increasing tenant demand and 

rental return. 

9. Adopt a business mindset 
Most people who buy a business for 
$500,000 would treat it seriously and have 
the systems and support to get the best 
results. Too many investors buy a property 
and then treat it like a hobby and it doesn’t 
achieve its maximum potential. The most 
successful property owners have a firm 
game plan and surround themselves with 
good people to do the jobs they can’t or 
don’t want to do. This allows the investor 
to look beyond the details and keep 
focused on the big picture of building their 
portfolio. 

10. Use an experienced specialist 
property manager 
A good property manager is worth their 
weight in gold. They will care for your 
property as though it was their own, 
ensure it obtains the highest possible rent, 
minimise vacancies, advise you promptly 
of maintenance or other issues, collect 
the rent and pay the bills on time and 
a multitude of other tasks which might 
include overseeing a major renovation. For 
a couple of tax-deductible dollars a day, 
a professional property manager can save 
and earn you thousands, and take a load 
off your mind. 

EASY WAYS 
TO BOOST 
YOUR RENT
After assessing thousands of rental 
properties over the years, here’s 
our top 10 tips on how to increase 
your rent.

10

Installing air conditioning can immediately increase your rental return by $20 per week

New carpet and 
paint every few years can 
work wonders and keeps 
the property looking 
great adding  $$$ to your 
bottom line.”
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Phone: (07) 4724 1723 
Email: rental@coralseaproperty.com.au
Visit: 621 Flinders St West, Townsville

we back up our guarantees


