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   Why do I need a Building report before I  
  buy a home?  

You need to know what you are buying. It may look solid and sound, but looks 
can be deceptive. We can be taken back a bit when we first see a home ï and 
can also get caught up in the emotion of it all. Most of us do not look as carefully 
as we should when we are at a home open or being shown around by a real 
estate agent or buyer. It is also easy for sellers to cover up problems in the short 
term. An independent Building Inspection (or engineer's or architect's report ï if it 
is unique or has had some structural modifications) will cost you money in the 
short term but may save you thousands in the long term or even save you from 
buying a disaster.  

Important - get a report from someone who isn't working for the real estate 
agent. 

 

 

Why is a pest inspection important before 
I buy a  home?  

Especially in SE Queensland ï termites (white ants) can cause a large amount of 
structural damage in a very short period of time.  A pest inspection by a Qualified 
and reputable pest inspector can identify termites that could be active that you 
canôt see. A pest inspection will reveal and detail ways to make your home pest 
and termite proof so you can maintain it yourselves (e.g.: keeping your garden 
beds away from the side of the home). Things that they look for and provide 
details on within their report includes moisture, leaking taps, weep holes outside 
and any drains that maybe blocked. Another important reason is that they will 
give you an approximate cost to have any treatment repaired which you could 
take back to sellers to have it either corrected or have that amount taken off the 
purchase price.  Again ï make sure you get an independent report completed. 
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1.    Should I believe the real estate agent?  

Look I don't say this to deliberately reflect badly on real estate agents ï as we 
deal with them on a daily basis ï and most of them are experienced 
professionals. But what I do think is that you need to be careful and get a 
balanced view of the property outside of just what the Real Estate agent says. 
And this is because the job of most Real Estate Agents is to sell the home on 
behalf of the sellers, who are paying them after all. It's not normally to take care 
of the buyer. They will do what they can to leave a good impression of the home, 
the owners, and the value of the property. This is what they are being paid to do. 
If they start talking you out of things such as the structural engineer's report, pest 
or building report or suggesting that your concerns are trivial or they very quickly 
cover or avoid parts of the house, or tell you something isn't necessary, be 
cautious! Be suspicious! Stand up for your needs. Be assertive and check it out. 

 

 

 

 Are all home sellers honest?   
 

Unfortunately they are not. Look most people are honest, and when we sell 
property we try to be as honest as we can. However the sellers are like the Real 
Estate agents, they want or in some cases need to sell their home. I have had 
experiences where they have hidden holes in walls or stains on carpet with 
furniture. They can tell you they will fix something (broken toilet, guttering, trim a 
tree back etc) before you buy it ï and do not do it.  I'm beginning to sound 
negative, I know ï but all I am saying here is that you need to be aware that not 
all people do the right thing. This is the biggest financial purchase you will 
possibly EVER make. You need to get it right. Itôs too late after you move in and 
find out then. If you need something fixed prior to settlement ï put it as a 
condition on the contract ï and have a pre-purchase inspection the day before 
settlement to make sure it is done. 
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How do I know if I am paying too much for 
my home?   
 

There is a lot of variation in the prices people put on their homes. Check out 
several homes in the same area so that you know whether the house you like is 
correctly priced or not. If it's overpriced reduce your offer. There are valuation 
guides and information on the web you can purchase to get some real up to date 
data on the area you are looking at. Try www.rpdata.com.au  or 
www.residex.com.au. 

 If it looks like itôs around the right price, play fair and give them the asking price. 
Sometimes people try to be too cheeky and offer a price which is not realistic. 
This can sometimes backfire as the seller may even refuse to counter-offer, as 
they have been offended by the low offer. Best bet is to try to gauge from Real 
Estate agent the motivation behind the sale, how long itôs been on the market 
and what in their opinion will get a positive result. Then make an offer as close to 
that as you can ï with room for negotiation by both parties. 

 
 

Should I use a Conveyancer or Lawyer when 
buying  my home?  

Finding someone to represent you in a sale or purchase is not just about 
considering who will offer the cheapest deal. Itôs about who can provide the best 
service value ï and thatôs where lawyers and conveyancers differ. 
 
When you are selling or buying a property, you need someone to represent you 
in the deal. Before making a decision, you must first consider what youôre looking 
for: a full service or budget option.  

Conveyancers and lawyers provide a similar service however if things get 
complicated there will be differences in how they are equipped to deal with the 
situation. 
In terms of cost, conveyancers are generally cheaper.  
Unlike lawyers, who normally charge by the hour and generate their revenue 
from a number of sources, conveyancers work exclusively in property. 
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A conveyancer understands the legal requirements to take your property through 
to settlement; ensuring that the process moves through smoothly and all parties 
are working in unison. Itôs essentially a no frills legal service, dealing with the 
basics of settling a loan. And with so many conveyancers in the market, their 
pricing is pretty competitive. Youôll also get someone who is a specialist in their 
field. 

 

 

 
Lawyers are fully armed to represent your interests in most legal situations. 
 
And while you might only be involved in a simple property purchase transaction, 
even the most straightforward sales can lead the parties into difficulties. 
 
Financing issues, delayed settlements, premises damage, and a myriad of other 
factors can crop up during a transaction. Often these problems, if improperly 
resolved, can throw off the whole deal and result in a draining and costly legal 
battle. 
 
A good lawyer can anticipate problems often before they arise and can put them 
to rest quickly. A lawyer is also an essential tool to have if the deal is more 
complex than usual. For example, if the seller is a trustee, or if the buyer wants 
possession before completion, or if a Body Corporate is involved, thereôs going to 
be a number of factors to consider, and a lawyer is typically the best person to 
advise you on them. 
 
For more complex contracts, extra provisions may be required in the contract to 
protect each partyôs interest. It is far better to have a lawyer draft and review the 
special conditions of a contract as they are aware of the legal impact each 
condition can have.  

In my opinion a good lawyer ticks more boxes to protect your interests ï in what 
will be the largest financial decision you will make ï something you do not want 
to be mucking around with. 



 

 

What so rt of home should I buy?  
 

It is important to write down a list of the essential features of a home you and 
your family want or need. How many bedrooms, price, land size to raise kids or 
perhaps no land as you have a busy life during the week and are chasing 
minimal maintenance. Then write out a second list of desirable features. These 
are the things that youôd like the home to have but which you can cope without if 
you have to, or you can fix up once you've bought a place. Get in touch with a 
local Real Estate agent and give them the lists - so they can notify you when they 
list a property that fits your request. Finally use your checklist to evaluate the 
homes. 

 

 
How long does it take to find a home?  

 

Look it depends. But you do need patience. Sometimes it can take months or 
even years to find a home that ticks most of your boxes. At anytime there will be 
fewer than 10% of homes on the market, and there might only be 1%. So thatôs a 
lot of homes which may come up in the future. The funny thing is that once you 
are ready to buy, often a home will come along soon after. You do need to be 
ready in an active market to pounce on quality homes as they can go very fast. 
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How do I get to see more homes before 
 they sell?  

Most people these days do their searching online. They way the larger Real 
Estate portals work (like www.realestate.com.au) is that the agents upload their 
properties from their own websites first. A good way to make sure that you get in 
first is to connect to your local agentsô site directly ï that way you are first in line 
as it can sometimes take 24 hours for the property to be uploaded onto the larger 
site. Also make sure you identify and place your requirements into the online tool 
that most of them have to send you emails whenever a property that fits your 
parameters comes up for sale. Talk with good agents ï tell them you are serious 
and give them your lists (see number 7!) 

 

How much can I really afford to borrow 
for my home?  

You will end up having to work and long to pay your mortgage if you borrow too 
much. You need to make sure that you get time to enjoy your home. Otherwise 
you'll be forever watching the interest rates and finding that if they go up you may 
have to sell up. So make sure that you discuss your situation with a qualified 
Mortgage Broker ï taking into account ALL of your monthly expenses and leave 
some money in the kitty when it's all over. How much you borrow all depends on 
your own personal situation ï but donôt just believe what a bank or an internet 
site tells you they will lend you ï it is not just that simple. Take the time to talk 
with a professional ï this is not something to leave with amateurs ï it is the 
biggest financial decision you will make. 

 
 

What extra costs are th ere when buying a  
home?  

 

The cost of buying a home is not just in the cost of the home. The stamp duty on 
the home can add thousands on top of the cost. Then there are pest & building 
fees, removalist fees, lawyersô fees, land title search fees, money for new 
furniture, money for the connection of power and telephones ... the list does go 
on. If you are selling then buying ï you also have Real Estate costs too. Maybe 
renovations are a cheaper option! A professional Mortgage Broker can provide 
you with a summary of costs associated with a purchase. 
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What deposit will I need to buy a home?  

 

It depends on your circumstances. But the minimum you will need is between 3-
5% deposit + costs. So on say a home @ $300,000 thatôs $9,000-$15,000.  Plus 
your costs (stamp duties etc) will vary depending on whether itôs your first home 
or not. So depending on your income ï it could take 6-18 months to get a deposit 
together. Smaller deposits mean banks take higher risks ï so they need to see a 
saving history, and they can have slightly harder credit assessment rules to get 
approved. So itôs important to make sure you talk with a professional Mortgage 
Broker and get your situation assessed and get pre-approved. 

Family Guarantee loans ï are becoming popular. This is where an immediate 
family member uses their own property as security to assist you to buy your 
home. Again a professional Mortgage Broker can advise you on how this works ï 
but it can get you into your home faster and is cheaper with normally no 
Mortgage Insurance required. 

TIP: Why not set up a regular payment authority from your wages weekly and 
deposit it into a separate bank account (somewhere like ING Direct ï where it is 
internet based ï so makes it harder to get your money saved back out via an 
ATM etc!).  

 

 

 

What do I put in my contract to buy a  
home?   

 
If you want certain inclusions in the contract then you need to ask for them.  You 
have rights too you know.  The sellerôs agent will be trying to secure contract 
conditions that suit their client, not you. You will need to make it clear what you 
want to be included in the contract, for example the length of the settlement time 
that suits you. If your vendors want a 60 day contract but you need to settle in 30 
days then ask for it. If you like their outdoor setting, see if you can have that 
included in the contract ï everything is negotiable!  
Make sure your contract is subject to having óyour ownô Building and Pest 
inspection done, donôt rely on the sellerôs one.  Your own inspection will give you 
peace of mind because you will know that areas that you canôt easily inspect 
yourself, such as the roof space and sub-floor areas will be verified as pest free 
and structurally sound.   
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How do I know what my neighbours are  
like?  

 

 
Many people fall in love with the look of a property and the features that it offers 
and forget that the property is part of a community.  And an agent is not going to 
point out anything that will give you a negative feeling about the property he is 
trying to sell you. You will have neighbours you know nothing about. Your 
neighbours may be extremely noisy, or night owls who leave lights on all night 
that shine into your bedroom, or they may have pets that intrude on your 
property.  The nice little old lady next door may in fact enjoy feeding native birds, 
which then foul up your back deck or swimming pool. Or you may be moving next 
door to a home based business where buzz saw is going at all hours of the day 
and night. Itôs important that you do your research before you sign the contract.  
 
No matter how lovely the house, if the environment itôs in proves problematic to 
you, your enjoyment of your new property will be seriously undermined. Visit the 
property óout of business hoursô and at weekends, and find out what you can 
about the neighbours before you sign the dotted line. Use your network of 
contacts to find out information about the street for you.  
 
Check out the facilities in the area and not just the house. The research you do 
before you sign up could make a HUGE difference to both your finances and 
your emotional well being.  
 
 

    

How do I check for recent repairs?  
 

 
Youôre impressed by how well the property is presented, but sometimes recent 
repairs could be a warning sign for you.  
Repairs could indicate roof leaks; termite damage; structural problems.  Look for 
newly replaced flooring in parts of the house and not in others.  Why has that part 
needed to be replaced?  A recent paint job in parts of the ceiling but not the 
whole house could indicate a roof leak.  Inspect the property a number of times 
so that you see past the gloss and the attractive features, and you take a cold, 
hard, analytical view of the property.  
If you have friends that are builders or home renovators, ask them to accompany 
you and for them to look for things that might indicate a problem.  They wonôt be 
so emotionally taken with the property as you are and will be able to see things 
that you might miss. A good building inspector should be able to pick up most of 
these issues ï and it would be a good idea to be present when they are there ï 
so you can ask them to look at things that you have a concern with so they can 
either put your mind at ease or include it in the report. 
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How do I make sure I am not buying the  
lemon of the street?  

 

 
The sellerôs agent will take you to see the property at optimum times.  He will 
know what times to avoid and will not take you when the trucks are likely to be 
hurtling past, or the airplane flight path is at its busiest, or when the back rooms 
are so dark you canôt see in them during the day.   
 
There may be community features that will impact on your enjoyment of your new 
property.  For example if you are near a school or an educational institution or a 
sporting venue, parking in your street or even convenient access in and out of 
your driveway may become extremely problematic.   
 
And can you safely say what is planned for the area wonôt impact on your new 
property?  Are the next door neighbours going to build a huge house that will 
tower over your back area and steal your privacy? Has a developer bought 
neighbouring properties and plans on putting up a block of units which will cast a 
shadow over your house all day and impact on your view?    
 
If you like the property make sure you visit it on different days and at different 
times night and day to get a feel for how itôs going to be actually living in that 
location.  Engage a lawyer to do appropriate searches on potential developments 
in the area.  
It will be too late after you move in! 

 

    

Might sound silly ï but how do I mak e 
sure the remote controls are left behind?  

 

 
Itôs not uncommon for buyers on moving in day to discover that they canôt open 
the garage doors because the vendor has accidently packed the remote control 
and left the state.  
So make a list of all of the features of your property that are operated by remote 
control ï the garage doors, the internal air conditioning, the alarm system ï and 
make sure that you put a clause in the contract to say that all remotes must be 
left behind in the property at settlement.   
It can be really expensive and a massive inconvenience to replace these missing 
remotes! If anything it just reminds the sellers who have other more pressing 
things on their minds to make sure they leave them out on the bench for you.  
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   Why is there a  big gap in the kitchen  
  where the dishwasher was?  

 
Different people have different views about fixtures. In some peopleôs minds the 
dishwasher is a fixture, but for others, they donôt consider it a fixture. They put it 
in the same category as the fridge or washing machine and take it with them 
when they leave the property.   
 
If you want the dishwasher to stay, make sure itôs noted on the contract.   
 
Check through the property for other ófixturesô that you expect to be there when 
you move in and make sure these are clarified with the vendor.  There may be 
garden fixtures that need to be listed.  You wouldnôt want to move in and see that 
the garden you were expecting to be there has been stripped bare when the 
sellers left. 

 

 

Should I settle before counc il and final  
approvals are completed?  

 
If the property has had any improvements done, for example, a deck has been 
added or the house has been raised, or the underneath of the house has been 
enclosed for habitation, tell the agent that you want to sight the council approval 
for these changes or additions.  If the property improvements are not completed 
properly, this could impact on your insurance, your resale value and the órent-
abilityô of your property (if you are buying an investment property).   
 
Always delay settlement until any problems are rectified by the current owners 
and the council gives final approval on any property improvements.  Donôt just 
take their word for it!  

 

 
 
 
 
 
 
 
 
 

18 

19 



 

 

 
How do I protect my investment in 
my h ome?  
 

Once you have bought your home, you need to look after it to make sure that it 
maintains its value and does not deteriorate making it harder to sell and more 
importantly also makes it safe for you and your family to live in. 
 
Trim tree branches and Limbs that touch or overhang the house. We strongly 
advise that any large branches are removed by a suitably qualified person. 
Clear gutters, downpipes and roofing regularly. Significant damage can be 
caused from gutters overflowing into roof cavities. Check windows and doors for 
effective seals and ensure glass is still secure. On older houses, putty can 
become brittle, letting in water and loosening the glass.  
 
Having it insured correctly also provides you (and the lender) comfort that in the 
event of fire, storm or even falling trees for example ï your home and sanctuary 
can be rebuilt. It is important to read fine print in your insurance contract.  
 
I know of a client of mine who had a home in The Gap when it was extensively 
damaged by that massive storm in November 2008. It was uninhabitable and 
they were put up in a motel for weeks. They had comprehensive insurance to 
rebuild their home, but they were not aware that the cost of them being housed in 
temporary accommodation and also the clearance of the debris to allow home to 
be replaced ï came off the actual insured amount. So check your insurance 
contract ï and ask the insurer upfront how they deal with this. 
Otherwise you may not have enough from the insurance to rebuild a similar style 
home.  
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