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S N A P S H O T  
MARKET OPPORTUNITY - BIS Shrapnel chief economist Frank Gelber 

has labelled Cairns a "boom city", predicting the next five years 

through to 2020 will see "enormous" cyclical and structural economic 

shifts in Australia that will benefit tourism-dependent cities. " In five 

years, Cairns will be a boom town" 

GAP IN MARKET WITH STRONG RENTAL DEMAND - There is no 

purpose built dedicated student accommodation close to Cairns 

CBD. Demand for accommodation in Cairns is very high with vacancy 

rates at 2 . 2%. All universities, colleges and other education 

establishments catering to overseas students (except for JCU 

Smithfield campus) are based in Cairns CBD and inner city area. 

STRONG CAPITAL GROWTH + YIELD POTENTIAL- Cairns property 

market on the Herron Todd White (HTW) property watch is on the 

'rising market' cycle.  Conservatively Cairns property is estimated to 

continue to grow strongly at 6.5% per annum. Pembroke by MiHaven 

is a great investment opportunity with an entry price at $520,000 

providing an estimated  net rental yield return of 9 . 3% per annum. 

(more details refer to Property Description pg 7.) 

FULLY MANAGED INVESTMENT - In order to take the hassle out of a

northern investment, MiHaven (based in Cairns) will undertake 

management of the student accommodation including marketing to 

students, liaison with universities and other education establishments, 

rental / property management and any repairs, maintenance, 

cleaning required. 

ABOUT MIHAVEN - MiHaven is a property development and 

construction company (including an  accredited training school 

focused on social impact outcomes) established by James and Sarah 

Mort, both with in-depth experience in building and property 

development. James a builder originally from Melbourne, has over 35 

years' experience in the construction industry, whilst Sarah, a town 

planner/project manager has worked for multi-million dollar 

developers including Multiplex in Sydney and the Kuok Group and 

Harilela Hotel Group in Asia.   

MiHaven has been established as a social venture and works to create 

meaningful opportunities in the region. This has been evidenced since 

2011 in work done in the indigenous construction program and post 

cyclone building projects. MiHaven was the Social Enterprise Awards 

Finalist for the 2015 Social Investment Award. 

ABOUT SEFA - Social Enterprise Finance Australia (SEFA) established 

in 2011 and lead by finance professionals some of whom were 

previously with Macquarie Bank and NAB. Over the past 5 years SEFA 

has partnered with MiHaven in 4 successful property development 

projects in Cairns. 

SEFA is the financial support partner for this project. 

6 strata titled co-living units 

over 3 levels 

7 bedrooms 

7 bathrooms 

Co-living spaces - kitchen, 

dining, lounge and laundry 

6 car parking spaces

Our aim is to provide a no-hassle investment in a growth property market.  

P E M B R O K E  P R O F I L E    

L O C A T I O N
Pembroke Street is adjacent to Cairns CBD. 5 minutes from the city 

shopping, dining and entertainment areas such as the mall and 

esplanade. Cairns CBD is the central hub for education with CQU and 

JCU university campuses and the majority of training colleges with 

CRICOS (international student approval) registration.

I N V E S T M E N T



COPYRIGHT & DISCLAIMER 

MIHAVEN PTY LTD 2017  

Information in this investment profile are obtained through 
MiHaven Pty Ltd unless identified as third party source. 
Duplication of this data is not permitted. The copyrighted 
materials in this publication are provided for  business 
purposes only unless otherwise agreed in writing. 

The information provided in this publication is current as at 
the publication date only. Information relating to the property 
is regarded as accurate however subject to change. 
Assumptions on financial information provided are made 
using current market information. this information does not 
replace independent legal or financial advice. MiHaven Pty 
Ltd does not warrant the information it supplies to the full 
extent allowed by law excludes any liability for any loss or 
damage arising from or in connection with the supply or use 
of the whole or any part of the information in this publication 
through any cause whatsoever and limits any liability it may 
have.  
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A  N E W  
O P T I O N  I N  
C O - L I V I N G    
Student accommodation has emerged 
as a need within Cairns City. There are 
only 2 registered student 
accommodation facilities, catering for 
150 students. So a gap has arisen to 
create accommodation for more 
students that is safe, affordable and 
close to the CBD. 

Pembroke by MiHaven offers 
investors more with a well crafted and 
considered approach to co-living for 
students.

In 2015, Central Queensland University (CQU) opened its first full 

size campus in Cairns. This campus was something new for the 

CBD, accessible and flexible learning. Growth was quick, with 

this campus alone attracting today over 3000 students to the 

region and an additional 500 overseas students anticipated 

over the next two to three years. This new university facility 

alongside the existing James Cook University's $10 million plan 

for expansion in 2017 and TAFE Queensland North's offering 

programs in agriculture the region has attracted an influx of 

international students. Apart from the major universities and 

TAFE there are over 13 other training colleges offering courses to 

international students. The numbers of students seeking 

accommodation doubling over the last 5 years.  

The need is simple, there is no new purpose built student 

accommodation in Cairns City. Even with the student lodge in 

Smithfield (30 minutes from Cairns) which houses 200 

students from the nearby James Cook University (JCU) and the 

two registered boarding houses in the city centre which host a 

variety of not only students but international travelers on 

working visas.  

As a property development and construction company 

focusing on inner city development MiHaven has identified an 

opportunity for development of student accommodation. Over 

the last two years with rise in international student numbers 

MiHaven has seen the influx of rental demand in the city with 

the current rental vacancy rate at an extremely low 2 . 2%. The 

availability of properties close to Cairns City for students is very 

limited. Students are therefore needing to find 

accommodation further away from the place of study and 

support.  

Pembroke by MiHaven offers investors a unique opportunity in 

a market expected to boom over the next 5 years (see 

economic snapshot). Pembroke features 6 individual strata 

titled apartments each with, each with 7 bedrooms, 7 

bathrooms and a co-living areas that bring tropical living and 

innovative design to student spaces.  

More details provided in the Property Description.
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T H E  N E E D    
Student accommodation is emerging as one of the hottest 
asset classes in Australia with major global pension funds 
backing local operators to secure more than $1 billion of new 
projects across Australian in this sector (Source: The 
Australian, 2016). Cairns is becoming an education centre of 
excellence with universities offering a wide range of 
programs within a multi-cultural environment. 

Currently there is limited purpose built student 
accommodation servicing the Universities and colleges 
catering to the overseas and regional student market in 
Cairns. The only purpose built accommodation is Cairns 
Student Lodge (Source: Study Cairns) located next to JCU 
University at Smithfield (15km from Cairns CBD). There is no 
purpose-built student accommodation in the inner-city area 
of Cairns. 

James Cook University (JCU) and Central Queensland 
University (CQU) are the two major universities operating in 
Cairns. JCU’s Cairns campus opened in 1987 and has a total of 
  4,200 students based at its Cairns Smithfield fielf campus 
with an estimate of 400 overseas students. CQU opened its 
Cairns $15m (3,000m2) CBD campus in late 2015 with 2,500 
students. Student enrolments have increased to 3,000 in 
2017 and a further 500 new overseas students are expected 
over the next 2 to 3 years. 

Both JCU and CQU are expanding their presence in Cairns 
CBD with a new $10m JCU facility planned to open in 2017 
and CQU is also planning to double its existing CBD campus 
over the next 12 months.  It is estimated the CQU campus 
alone will provide nearly $250 million a year in economic 
benefits to the city’s economy within five years (Source: 
Cairns Post 2016). 

CQU also has an Indigenous Engagement program providing 
teaching, research and support activities to improve 
outcomes for Aboriginal and Torres Strait Islander people 
and communities. This program is also creating demand 
pressure for centrally located purpose designed and 
managed student accommodation. 

Overseas students seeking accommodation in Cairns 
currently have very limited options available which include 
Share Housing (where they compete with backpackers - who 
are incompatible co-tenants) and/or renting units or housing. 
Cairns has an extremely low rental vacancy rate of 2.2%, 
coupled with landlords not favouring students as tenants, as 
they have no income record. 

Cairns has a significant shortage of housing accommodation 
supply in the inner-city area, compounded by minimal 
property development activity over the past 10 years. 

Universities and International colleges are expanding in 
Cairns CBD and we have identified that there is a need to 
provide purpose built student accommodation in close 
vicinity to the CBD. 

S T U D E N T  A C C O M M O D A T I O N     

A quiet, clean and safe place to live 

They want their own space unlike old dormitory 

style accommodation buildings

Freedom but living in a controlled safe 

environment  

Privacy and quiet and to be surrounded by 

likeminded students 

Access to the City where university or college is 

based but also close to bars; cafes; restaurants; 

gyms and other social activities 

An easy bike ride; walk or bus access to all central 

activities 

Happy to provide their own meals and cook 

and/or share with other students 

To have their own bathroom which is rare to find 

and highly desired 

Many prefer small scale unit accommodation 

where they can co-operate and socialise and get 

to know their colleagues better 

High quality internet access -  NBN, wifi  

To live Inner city - but not necessarily in the heart 

of the CBD which can be noisy; disruptive and 

unsafe late at night 

W H A T  D O  
S T U D E N T S  
W A N T ?    
As part of our research we talked to students (domestic and 

international) as a survey of needs and preferences in 

accommodation. Responses included: 

2.
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Overseas student and regional student enrolment 
growth rates are growing for a range of reasons; 
JCU has invested significant funds to expand its 
international profile opening a campus in Singapore 
which allows students to travel and study between both 
the Singapore and Cairns campuses to complete their 
studies (enhanced by direct flights). JCU Cairns campus 
also specialises in specific study fields such as dentistry 
and tropical studies that attracts overseas students. 

CQU is the new kid on the block investing over $15m 
establishing its campus in 2015. CQU have over 22 
campuses in regional Australia with continual plans for 
expansion. CQU has now commenced its marketing 
program to Asian countries and estimates over 500 new 
overseas students commencing at its Cairns campus 
over the next 2 to 3 years. CQU also directly markets to 
regional Australia attracting students to locate to its 
Cairns campus to undertake course work. This includes 
their innovative Indigenous Engagement Program. 

Why are student enrolment growth rates 
so high relative to the past?  

Cairns based universities and colleges 
service regional North Queensland which 
includes Cape York, Torres Strait Islands; 
Tablelands and west out to Carpentaria and 
southern region of the Cassowary Coast and 
South East Asia (enhanced by Cairns 
International Airport weekly direct fl ights to 
China, Singapore, Korea, Hong Kong and 
Indonesia). 

They attract many overseas students with a 
high proportion from Asia (20% Singapore; 
13% China; 12% India; 7% USA; 6% 
Indonesia and 6% Vietnam: Source JCU 
Statistics)  

student profile

3.



Having lived and worked in Cairns since 2012, MiHaven's 
Co-Directors James and Sarah Mort have been closely 
monitoring the inner-city property market. Through 
direct experience with several young overseas university 
graduate employees, we identified that there is a 
growing need to develop purpose built student 
accommodation in the inner city of Cairns. 

The only major property play in the student 
accommodation market has been initiated by JCU to 
develop a new accommodation centre on its Smithfield 
campus. Investing $40 million  to develop a 300 bed 
facility on its  Smithfield campus (which is 15 km from 
the Cairns CBD) due to complete 2018. 

Our research has identified that apart from JCU 
developing its own purpose built student 
accommodation at its Smithfield campus, CQU and the 
other colleges based in the CBD have no intention of 
developing student accommodation.  

  

Why is MiHaven developing student  
accommodation? 

19  

As the Associate Vice Chancellor of CQU, Jodie 
Duignan-George expressed “We are in the business of 
educating, not managing housing”. 

Finally, other residential property developers have not 
undertaken property development in student 
accommodation in Cairns regionally. This can be 
attributed to a preferences for standard living design 
mostly targeting families or couples. These properties 
have not allowed for student living and vacancies are 
typically a longer distance from campus.  

PEMBROKE  BY  MIHAVEN     |    INVESTMENT  PROF I LE
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I N V E S T  I N  
T H E  
T R O P I C S    
The Cairns region offers a unique location to grow your 
property portfolio.  With some of highest rental yields in 
Australia, Cairns is a fantastic region to invest in. With 
the current shortage of residential accommodation 
with vacancy rates at 2.2%, rental yields are strong 
showing an average of 7% gross yield.  This is partly due 
to the region’s transient population, encouraged by the 
continuing strong signs of growth in Cairns’ tourism 
industry 

Cairns property market on the Herron Todd White 
(HTW) property watch is on the ‘rising market’ cycle. 

BIS Shrapnel chief economist Frank Gelber has labelled 
Cairns a “boom city”, predicting the next five years 
through to 2020 will see “enormous” cyclical and 
structural economic shifts in Australia that will benefit 
tourism-dependent cities. “ In five years, Cairns will be a 
boom town” 

Since the GFC there has been minimal property 
development activity in Cairns. However since the 
Australian dollar lowered, tourism has significantly 
increased with tourist accommodation reaching 
capacity levels. 

Cairns Regional Council has been extremely proactive 
over the last few years investing significant capital and 
infrastructure particularly in the Cairns CBD.  Property 
development activity in 2017 is now on the rise with a 
new $50 million Aquarium opening soon; Singapore’s 
Aspial Corporation developing Nova City building 7
residential high rise towers in the CBD; and Dubai 
property developer GA Group investing over $300 
million in new hotel projects.   

A  N E W  V I E W  O F  T H E  N O R T H    

Between 2009 and 2014 Cairns' economy was impacted 

by a double whammy from the flow on impact of the 

GFC and the Australian dollar reaching parity with the 

US dollar, severely impacting  the tourism industry.

Since 2014 the Cairns economy has been on the rise with 

the Australian dollar averaging 0.75 cents to the US 

dollar providing a significant boost to international and 

domestic tourism. This has resulted in a real turnaround 

in the Cairns economy with a resurgence in tourism 

investment; infrastructure; major expansion plans for 

Cairns domestic and international airport; and an overall 

boost in investor confidence stimulating construction 

and other positive flow on effects

This rise can be directly measured by the increase in 

employment; 113,100 people in employment in the 

Cairns region (December 2016) has increased by 8,500 

over the past 24 months.

Cairns population is currently 160,000 and is estimated 

to grow at 1.67% per annum between 2016 and 2036 

(60,000 people). This projected growth is somewhat 

faster than the rate projected for Queensland (1.65%), 

and significantly faster than that projected for Australia 

(1.38%).  

C A I R N S :  
E C O N O M I C  
S N A P S H O T     

5.



L O C A T I O N  
   

|  C A I R N S  C I T Y  
   

UNIVERS IT IES  /  TAFE

BOARDING  HOUSES  

INTERNAT IONAL  COLLEGES

PEMBROKE  BY  MIHAVEN

PEMBROKE  BY  MIHAVEN     

*PEMBROKE  BY  MIHAVEN  

I S  LOCATED  AT  4  

PEMBROKE  STREET  IN  THE  

SUBURB  OF  PARRAMATTA  

PARK ,  CAIRNS  (2 .2KMS  

FROM  CAIRNS  CBD ) .  

6.



P R O P E R T Y  
D E S C R I P T I O N    

Pembroke comprises of 6 strata titled co-living apartments. 
Each apartment features: 

Pembroke by MiHaven is a great 
investment option. We take the 
headache out of renting with a smart 
property management model and 
market access to the student cohort. 
Added to this a higher return of 
investment with an estimated net 
rental yield of 9.3% the value gets 
better. 

Pembroke is located in Cairns inner City, 10 minutes walk 
from the major shopping centres, transport hubs and study 
centres. As part of the original areas of the inner city, 
Pembroke gains the benefit of quieter locations for traffic 
and noise whilst being accessible to the main business 
district.  

- 7 bedrooms, each with their own ensuite + private deck 

- Open plan living with shared stylish kitchen  

- Spacious living/dining  

- Secured carpark with remote control secure access 

- Internal laundry and plenty of shared storage space 

- Expansive outer recreation areas set amongst a tropical 

landscape setting 

- NBN, WIFI 

*Plus furniture package $12,000

GENERAL FEATURES: 

Property Type: Student Housing 
Bedrooms: 7 
Bathrooms: 7 

PRICE: $520,000

No  market history for the same property 

type exists for Parramatta Park. Market 

trends for Parramatta Park show the 

median sale price of a 3 bedroom house 

as $450,000 (source: realestate.com.au).

7.



pembroke
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  G R O U N D  F L O O R  
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  F I R S T    F L O O R  



  S E C O N D     F L O O R  
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I N V E S T M E N T  
I N F O R M A T I O N  
PEMBROKE BY MIHAVEN  - ONE UNIT -  RETURN ON EQUITY (ROE) COMPUTATION

1. Purchase cost per unit - $520,000 + furniture package - $12,000 - total investment $532,000. 

2. Each unit has 7 bedroom suites. 

3. 25% equity funding by Investor - $130,000 (excl. furniture) 

4. Estimated interest on term deposit- 3% p.a. and inflation rate- 3%. 

5. Loan interest rate of 5% - www.finder.com.au/home-loans/investment-property-home-loans has compared interest 

charged by lenders. 15 lenders are currently charging between 3.69% and 5.00%. 

6. Rent per room is estimated at $220 per week. This compares favourably with $250 ($280 less $30 for meals) 

charged by comparable student accommodation -  Cairns Student Lodge. 

7. Estimate of 85% occupancy rate during the academic year - 42 weeks – Gross rent of $54,978. Smith Travel 

Research (STR) results for the 12 months to January 2016 show that hotel occupancy rates in Cairns is approximately 

75%. Rental vacancy rates are 2.2% (refer to HTW property watch report). There is a shortage of student 

accommodation in Cairns. 85% occupancy is considered reasonable. 

8. During the holiday period (10 weeks) we estimate of 75% occupancy (70 days X $75/night X 7 rooms X 75%) - Gross 

rent of $27,563.  This occupancy rate is in line with the results of Smith Travel Research (STR) results. 

9. Total annual rent estimated at $75,037 (Excl GST), $82,541 (Including GST). 

10. The rent includes a charge for electricity, water, standard furniture and internet. 

ASSUMPTIONS - REVENUE

1. If an investor keeps the property for five years and sells the property to recoup capital gains the property will have 

an estimated capital growth of 6%p.a. resulting in an estimated increased value of $711,936. The Suburb profile report

(published by (http://www.yourinvestmentpropertymag.com.au) indicates that the annual capital growth for Cairns 

North for the period January 2016 to January 2017 was 7.53%. It is considered that a capital growth rate of 6%p.a. 

used in ROE computations is reasonable. 

COMPUTATION OF AFTER TAX RETURN ON EQUITY (ROE) (Five Years)

SIMPLE COMPUTATION - ESTIMATED NET RENTAL YIELD (one year)

ITEM       ROE COMPUTATION

 $75,037
( $25,754 )

 $532,000
9.3%

Annual rent (Excl GST)
Rent expense 
Net Income  

Net Rental Yield

 $49,283
Property Investment

ITEM      VALUE

$443,584
($130,000) 
($60,734)

Estimated net rent + equity (5 Years)  
Less : Initial investment (25% equity funding)   
Less : Estimated depreciation claimable 

Estimated returns after 5 years (Before Tax)- $ 
Estimated ROE after 5 years (Before Tax) - % 
Estimated average annual ROE (Before Tax)- % 

11.

$252,850
195%
39%

A sale after 5 years will result in an estimated ROE before tax as follows:



P R O P E R T Y  M A N A G E M E N T    
MiHaven will manage the day to operation and marketing of 
its Student Accommodation business. The company is 
centrally based in Cairns CBD and has a skilled team of 
managers and an inhouse construction team that can 
manage all property matters. In addition, a number of the 
company's young executives are international student alumni 
from Cairns JCU who have shared their personal experiences 
of living and studying in Cairns and will be part of the support 
team assisting student wellbeing. 

Students behaviour and treatment of the property will be 
managed through residential lease agreements and Student 
By-Laws. A student representative will be appointed by 
MiHaven who will be resident on site managing day to day 
issues supported by our management team. 

Our accommodation model will be directly marketed to all 
universities; TAFE and colleges that require accommodation 
support for their students. CQU has already expressed their 
strong desire and need for this product and will endorse our 
product. They advise that one of the key components for 
successful marketing of their product via their overseas 
agents is assurance that there is quality; well managed; safe; 
secure and student friendly accommodation readily available 
in the inner city of Cairns. MiHaven is best positioned to 
service this need. 

We intend to create another 3 to 4 student accommodation 

hubs on a similar scale to Pembroke street to support the 

demand , branding and management. We believe that is a 

need for up to 200 student suites  required to service the 

current demand and ongoing growth (particularly in light of 
the aggressive expansion plans of JCU and CQU to 

increase their campuses in Cairns CBD). 

OTHER QUESTIONS:
What will be the resale opportunity if I invest in this 
product?
Cairns is a town that specialises in servicing an array of 
accommodation needs with its core industry being tourism 

based. With the upsurge of tourism and the massive growth 

in alternative short term accommodation solutions such as 

Air BNB and Stayz we believe that there will always be 

strong demand for affordable share accommodation 

centrally located in Cairns. 

Boarding Houses and old Queenslander converted into 

share accommodation are a very popular investment in 

Cairns. According to HTW these properties are tightly held 

by local investors given the strong and stable income yield. 
The education sector is tipped to continue to grow strongly 

and Cairns is well positioned with direct international flight 
access to Asia to benefit from this growth. 

Are their alternative uses ? 
It could be possible to redesign the internal layout of the 

apartment if there was a strong desire to convert a more 

conventional residential style of accommodation. However 
we strongly believe that the model proposed and designed 

is best placed for maximising long term rental yield and 

capital growth. 

The product is purposely designed to be compact and 

boutique with only 6 apartments providing 42 student 
accommodation suites; which comfortably fits the scale for 
the local market. 

What other plans does MiHaven have to support 
this product ?

11.
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MiHaven was cofounded by James and Sarah Mort with the 
support of Roger Allen and Geoff Waring in 2011.  James 
and Sarah share a passion for property development; 
construction and design with both having  over 25 years’ 
experience in construction, project management and town 
planning. Their core belief is to create better quality living 
spaces and to use their business operations to support 
disadvantaged people. In addition to its construction and 
property development business, MiHaven also operates an 
RTO training school that supports disadvantaged 
indigenous people and communities. Investing in MiHaven 
projects helps to support the continued social enterprise 
work the company is committed to. Over the past five years 
MiHaven has supported over 200 indigenous job seekers 
delivering construction and retail training and securing 
employment. 

Our business includes a training school provides a unique 
insight into understanding students’ needs. This also has us 
closely affiliated with the education and training industry. 
We have close working and support relationships with CQU 
and JCU University, and TAFE Queensland North. 

MiHaven’s financial support partner for the Pembroke 
Street student accommodation project is SEFA. SEFA is one 
of Australia’s leading social investor funders connecting 
social enterprises and entrepreneurs. 
  

TO REGISTER YOUR INTEREST 
PLEASE CONTACT:

Sarah Mort  

Director 

PH: 0414 256 500 

EMAIL: sarah@mihaven.com.au 

WEB: www.mihaven.com.au

13.

McLeod Street by MiHaven
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