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Introduction

The Australian property market has become increasingly unaffordable for many. With
median house prices in Perth exceeding $955,000 and capital cities pricing out first-
time buyers and everyday Australians, the dream of property ownership feels further
away than ever. But what if you looked beyond Australia’ s borders?

International property ownership is no longer reserved for the wealthy or well-
connected. From tropical villas in Bali starting at
76, 000toJ apanesecountryhousesavailable foraslittleas15,000, affordable property
opportunities exist across the globe. These markets offer not just lower entry prices,
but also strong rental yields, lifestyle benefits, and in some cases, pathways to
residency.

This guide provides a comprehensive overview of international property ownership for
Australians. We cover the legal frameworks, market opportunities, financial
considerations, and practical steps required to buy property abroad. Whether you’ re
seeking a holiday home, rental income, or a complete lifestyle change, this guide will
help you understand your options and make informed decisions.




Part 1: Understanding International Property
Ownership

Can Foreigners Really Buy Property Overseas?

The short answer is yes, but the specifics depend on the country. Foreign property
ownership laws vary significantly across jurisdictions. Some countries, like Thailand,
allow foreigners to own condominiums outright with full freehold title. Others, like
Indonesia, restrict foreign ownership to long-term leaseholds (typically 25-30 years,
renewable). Japan permits full freehold ownership for foreigners with no restrictions,
while some European countries impose conditions or quotas.

Understanding the legal structure of ownership in your target market is the first and
most critical step. Freehold ownership means you own the property and the land
beneath it indefinitely. Leasehold ownership means you own the property for a fixed
period (often 25, 30, or 99 years), after which ownership reverts to the landowner
unless renewed. Some countries offer a hybrid structure, such as Indonesia’ s “Hak
Pakai” (Right to Use) title, which provides long-term rights without full ownership.

Each ownership structure has implications for financing, resale value, inheritance, and
long-term security. Freehold is generally preferred for its simplicity and permanence,
but leasehold can still offer excellent value if the lease term is long enough and
renewal terms are favorable.

Legal Structures and Ownership Models

When buying property overseas, you’ [l encounter several legal structures depending
on the country:

Freehold Ownership is the gold standard. You own the property and land outright
with no expiry date. This structure is available in Thailand (condos only), Japan, Dubai,
and many European countries. Freehold properties can be passed to heirs, sold freely,
and offer the highest level of security.

Leasehold Ownership grants you the right to use the property for a fixed term,
typically 25 to 99 years. This is common in Bali (Indonesia), where foreigners cannot
own freehold land but can secure long-term leaseholds with renewal options.



Leasehold properties are cheaper upfront but require careful attention to lease terms,
renewal clauses, and exit strategies.

Company Ownership is a workaround used in some countries where direct foreign
ownership is restricted. You establish a local company (often with local nominee
shareholders) that owns the property on your behalf. This structure is common in Bali
for villa ownership. While legal, it requires ongoing compliance, annual reporting, and
trust in your legal advisors. Company ownership adds complexity and cost but can
provide access to freehold land in restricted markets.

Nominee Structures involve using a local citizen to hold legal title on your behalf, with
contractual agreements protecting your interests. This structure is controversial and
carries significant risk. While widely used in some markets, nominee arrangements can
be challenged legally and offer limited recourse if disputes arise. We generally advise
against nominee structures unless absolutely necessary and with robust legal
protections.

Financing International Property

Most Australian banks will not lend for overseas property purchases. This means
international property is typically a cash transaction. However, there are alternative
financing options:

Equity Release from your Australian property is the most common method. If you own
property in Australia with equity, you can refinance or take out a home equity loan to
fund your overseas purchase. This allows you to leverage your existing assets while
keeping your Australian property.

Developer Financing is available in some markets, particularly Dubai and Thailand.
Developers offer payment plans, allowing you to pay in installments over 12 to 36
months during construction. This reduces the upfront capital requirement and spreads
the cost over time.

Local Bank Financing is possible in some countries, but typically requires residency, a
local income source, or significant deposits (50-70%). Thailand, for example, offers
mortgages to foreigners but with strict conditions. Interest rates are often higher than
in Australia.

Personal Loans or unsecured lending can be used for smaller purchases, but interest
rates are typically high (8-15% p.a.). This is generally not recommended unless the



property generates immediate rental income to offset the cost.

Tax Considerations

Taxation on international property is complex and varies by country. You’ Il need to
consider taxes in both the country where the property is located and in Australia.

Capital Gains Tax (CGT) applies to Australian residents on worldwide income,
including gains from overseas property sales. However, Australia has tax treaties with
many countries to avoid double taxation. You’ Il typically pay CGT in the country
where the property is located first, then declare the gain in Australia with a foreign tax
credit to offset the double taxation.

Rental Income Tax also applies to Australian residents on worldwide income. If you
earn rental income from overseas property, you must declare it in your Australian tax
return. Again, tax treaties usually allow you to offset foreign taxes paid against your
Australian liability.

Withholding Tax is common in many countries. When you sell property or receive
rental income, the local government may withhold a percentage (typically 10-30%) at
source. You can often claim this back or offset it against your Australian tax liability.

Stamp Duty and Transfer Taxes are payable in most countries when you buy
property. Rates vary from 1% to 10% of the purchase price. Some countries also charge
annual property taxes or land taxes.

Inheritance and Estate Taxes may apply when you pass property to heirs. Some
countries (like Japan) have significant inheritance taxes, while others (like Thailand)
have minimal or no estate taxes. Estate planning is essential for international property
owners.

We strongly recommend consulting with a tax advisor who specializes in international
property before purchasing. The tax implications can significantly impact your overall
return and should be factored into your decision-making.

Currency Risk and Exchange Rates

When you buy property overseas, you’ re exposed to currency risk. If the Australian
dollar weakens against the local currency, your property becomes more expensive in
AUD terms. Conversely, if the AUD strengthens, your property becomes cheaper.



Currency fluctuations can work for or against you. For example, if you buy a property in
Thailand for 5 million Thai Baht when the exchange rate is 1 AUD = 25 THB, you pay
200,000AU D.I fthe AU Dweakenstol AUD =

20T H B, thesamepropertyisnowworth250,000 AUD—a 25% gain purely from currency
movement.

However, currency risk cuts both ways. If you need to repatriate funds or sell the
property when the AUD is strong, you may realize a loss in AUD terms even if the
property appreciated in local currency.

Strategies to manage currency risk include:

Timing Your Purchase to take advantage of favorable exchange rates. Monitor
currency trends and consider buying when the AUD is strong relative to the local
currency.

Currency Hedging through forward contracts or options can lock in exchange rates for
future transactions. This is more relevant for large purchases or ongoing rental income
repatriation.

Holding Local Currency in a foreign bank account reduces the need to convert funds
repeatedly and allows you to ride out short-term currency fluctuations.

Diversification across multiple currencies and markets spreads your risk and reduces
exposure to any single currency.

Part 2: Market Overviews

Bali, Indonesia

Overview: Bali is one of the most popular international property markets for
Australians. The island offers tropical lifestyle, strong tourism demand, and affordable
entry points. However, foreign ownership is restricted to leaseholds (typically 25-30
years, renewable) or company structures.

Price Range: 76,000t0306,000 AUD for villas and apartments. Land prices vary
significantly by location, with Canggu, Seminyak, and Ubud commanding premium
prices.



Rental Yield: 8% to 18% gross annual yield, depending on location and property type.
Short-stay villas in tourist hotspots can achieve yields above 15%, while long-term
rentals typically yield 6-10%.

Ownership Structure: Foreigners can own property through a 25-30 year leasehold
(renewable) or by establishing a PMA (foreign-owned company). Freehold ownership is
not available to foreigners for land, but freehold apartments (strata title) are available
in some developments.

Key Advantages:

Bali offers a tropical lifestyle with year-round warm weather, stunning beaches, and a
vibrant expat community. The cost of living is low, making property management and
ongoing expenses affordable. Tourism demand is strong, supporting short-stay rental
income. The island is just a 3-hour flight from Perth, making it easily accessible for
Australians.

Key Risks:

Leasehold structures create uncertainty beyond the initial lease term. Renewal terms
are negotiable but not guaranteed. Company ownership structures require ongoing
compliance and trust in local advisors. Bali’ s property market is unregulated, with
limited legal recourse for disputes. Infrastructure can be inconsistent, with traffic
congestion and unreliable utilities in some areas.

Best For: Australians seeking a tropical holiday home, short-stay rental income, or a
lifestyle property with strong tourism appeal. Bali suits buyers comfortable with
leasehold structures and willing to manage the complexities of company ownership.

Thailand

Overview: Thailand offers foreigners full freehold ownership of condominiums with
no restrictions. The market is mature, transparent, and supported by strong legal
frameworks. From Bangkok’ s urban energy to Phuket’ s beach lifestyle, Thailand
delivers diverse opportunities.

Price Range: 46,000t0500,000 AUD. Studio apartments in secondary cities start
around 46, 000, whilelururybeach frontcondosin Phuketor Bangkokcanexceed
500,000.



Rental Yield: 4% to 12% gross annual yield. Bangkok yields 4-6% for long-term rentals,
while Phuket and Pattaya can achieve 8-12% with short-stay management.

Ownership Structure: Foreigners can own condominiums with full freehold title,
provided the foreign ownership quota in the building does not exceed 49%. Land and
houses cannot be owned freehold by foreigners but can be leased long-term (30 years,
renewable).

Key Advantages:

Thailand provides true freehold condo ownership with no lease expiry. The legal
framework is well-established, with clear property rights and title registration. There
are no restrictions on repatriating funds, making it easy to move money in and out of
the country. Rental demand is strong from tourism and expats. Modern developments
offer high build quality with resort-style amenities. Healthcare and infrastructure are
excellent, particularly in Bangkok and Phuket. The cost of living is low, reducing
property management costs.

Key Risks:

The foreign ownership quota (49% of units in a building) can limit availability in
popular developments. Resale liquidity can be lower than in Australia, particularly for
older or poorly located properties. Condo fees and sinking funds can be high in luxury
developments. Oversupply in some markets (particularly Pattaya and parts of
Bangkok) has suppressed capital growth.

Best For: Australians seeking freehold ownership with strong legal protections.
Thailand suits buyers looking for urban condos, beach lifestyle properties, or rental
income from tourism hotspots. It” s ideal for those who value legal clarity and want to
avoid the complexities of leasehold or company structures.

Japan

Overview: Japan offers full freehold ownership for foreigners with no restrictions. The
market is unique, with ultra-affordable “akiya” (abandoned houses) available for as
little as $15,000 in rural areas, and urban properties in Tokyo or Osaka offering stable
long-term value.

Price Range: 15,000t0170,000 AUD. Akiya houses in rural areas can be purchased for
15,000t050,000, while urban apartments in Tokyo or Osaka range from 100, 000to0



170,000 for modest properties.

Rental Yield: 4% to 12% gross annual yield. Urban properties yield 4-6% for long-term
rentals, while short-stay properties in tourist areas (Kyoto, Hakone, Niseko) can
achieve 8-12%.

Ownership Structure: Full freehold ownership with no restrictions. Foreigners have
the same property rights as Japanese citizens. Title registration is straightforward and
legally secure.

Key Advantages:

Japan offers true freehold ownership with no lease terms or foreign ownership quotas.
The legal system is transparent and highly secure. Property prices are extremely
affordable, particularly in rural areas. Japan’ s aging population and rural
depopulation have created a surplus of akiya houses, many offered for free or nominal
prices. Urban properties in Tokyo and Osaka offer stable long-term value with minimal
volatility. Japan is politically stable, with low crime and excellent infrastructure. The
country offers a unique cultural experience and is increasingly popular with tourists,
supporting short-stay rental demand.

Key Risks:

Akiya houses often require significant renovation, with costs potentially exceeding the
purchase price. Rural properties have limited resale liquidity and may be difficult to
sell. Language barriers can complicate transactions, property management, and
tenant relations. Japan’ s property market does not typically appreciate in value;
capital growth is minimal or negative in many areas. Inheritance taxes are high (up to
55%), requiring careful estate planning. Natural disaster risk (earthquakes, tsunamis,
typhoons) requires insurance and structural considerations.

Best For: Australians seeking ultra-affordable property, cultural immersion, or a
unique lifestyle opportunity. Japan suits buyers interested in renovation projects, rural
retreats, or urban apartments in stable, low-volatility markets. It" s ideal for those who
value legal security and are comfortable with minimal capital growth.

Dubai, UAE

Overview: Dubai offers modern off-plan developments with flexible payment plans
and freehold ownership for foreigners. The market is developer-driven, with high-rise



apartments and luxury villas targeting international investors.

Price Range: 250,000t0500,000+ AUD. Studio apartments start around
250, 000, whileluzuryvillasinpremiumdevelopmentsexceedl million AUD.

Rental Yield: 5% to 9% gross annual yield. Dubai’ s rental market is competitive, with
yields varying by location and property type. Premium developments in Dubai Marina,
Downtown Dubai, and Palm Jumeirah typically yield 5-7%, while emerging areas can
achieve 8-9%.

Ownership Structure: Full freehold ownership in designated freehold zones.
Foreigners can own property outright with no restrictions in these areas, which include
most major developments.

Key Advantages:

Dubai offers modern, high-quality developments with resort-style amenities. Payment
plans allow buyers to pay in installments over 12 to 36 months during construction,
reducing upfront capital requirements. There are no property taxes, capital gains
taxes, or income taxes in the UAE, making Dubai highly tax-efficient. The city is
politically stable, with strong rule of law and investor protections. Dubai’ s strategic
location and world-class infrastructure make it a global business and tourism hub.
Rental demand is strong from expats and tourists.

Key Risks:

Oversupply is a persistent issue, with thousands of new units delivered annually. This
suppresses capital growth and can lead to rental price competition. Off-plan purchases
carry construction risk; delays and developer insolvency are not uncommon. Service
charges (strata fees) are high, often 15-25 AED per square foot annually. Resale
liquidity can be lower than expected, particularly for off-plan properties in emerging
areas. The market is highly cyclical, with significant volatility during economic
downturns.

Best For: Australians seeking modern, tax-efficient property in a global city. Dubai
suits buyers interested in off-plan developments with payment plans, or those seeking
rental income from expat tenants. It’ s ideal for those who value tax efficiency and are
comfortable with market volatility.




Europe

Overview: Europe offers diverse opportunities, from €1 houses in rural Italy to Golden
Visa properties in Portugal and Spain. The market is fragmented, with each country
offering different legal frameworks, tax regimes, and investment incentives.

Price Range: €1 to €500,000+. Rural renovation projects in Italy, France, and Spain can
be purchased for €1 to €50,000, while Golden Visa properties in Portugal, Spain, and
Greece start at €250,000 to €500,000.

Rental Yield: 3% to 10% gross annual yield. Urban properties in Lisbon, Barcelona,
and Athens yield 4-6% for long-term rentals, while short-stay properties in tourist areas
can achieve 8-10%.

Ownership Structure: Full freehold ownership in most European countries. Some
countries impose restrictions or require permits for non-EU citizens, but these are
generally straightforward.

Key Advantages:

Europe offers Golden Visa pathways to residency and eventual citizenship. Portugal,
Spain, Greece, and Italy offer residency permits for property purchases above certain
thresholds (typically €250,000 to €500,000). This provides visa-free travel across the
Schengen Zone and a pathway to EU citizenship. Europe’ s rich culture, history, and
lifestyle appeal make it attractive for lifestyle buyers. Property prices in rural areas are
extremely low, offering affordable entry points. Rental demand is strong in tourist
hotspots, supporting short-stay income.

Key Risks:

Rural properties often require significant renovation, with costs exceeding the
purchase price. Language barriers and complex bureaucracy can complicate
transactions and property management. Inheritance laws vary by country and can be
restrictive, particularly for non-EU citizens. Property taxes, capital gains taxes, and
income taxes vary significantly by country and can be high. Resale liquidity is low for
rural properties, particularly in depopulated areas.

Best For: Australians seeking Golden Visa residency, cultural immersion, or lifestyle
properties in Europe. Europe suits buyers interested in renovation projects, rural
retreats, or urban apartments in tourist hotspots. It’ s ideal for those who value
residency pathways and are comfortable with bureaucracy and renovation challenges.



Part 3: The Buying Process

Step 1: Research and Due Diligence

Before committing to any purchase, thorough research is essential. Start by
understanding the legal framework in your target market. Can foreigners own
property? What ownership structures are available? What are the tax implications?
What are the ongoing costs?

Research the local property market. What are typical prices for your target property
type? What are rental yields? What is the supply and demand dynamic? Is the market
oversupplied or undersupplied? What are the capital growth trends?

Visit the market in person if possible. Online research is valuable, but nothing replaces
boots on the ground. Walk the neighborhoods, speak to local agents, inspect
properties, and get a feel for the area. Understand the local infrastructure, amenities,
and lifestyle.

Engage local professionals early. Hire a local lawyer to review contracts and advise on
legal structures. Hire a local accountant to advise on tax implications. Hire a local
property manager if you plan to rent the property. These professionals provide
invaluable local knowledge and protect your interests.

Step 2: Financing and Budgeting

Determine your budget, including not just the purchase price but also all associated
costs. These typically include:

e Purchase Price: The agreed price for the property.

e Legal Fees: Typically 1-3% of the purchase price for lawyer fees.

e Stamp Duty / Transfer Taxes: Typically 1-10% of the purchase price, depending
on the country.

e Agent Fees: In some markets, buyers pay agent commissions (typically 2-5%).

e Currency Exchange Costs: Banks and currency brokers charge fees and margins
on currency conversion.



e Renovation Costs: If the property requires work, budget for renovations.
e Furniture and Fit-Out: If you plan to rent the property, budget for furnishing and
equipping it.

e Ongoing Costs: Property management fees, strata fees, utilities, insurance, and
taxes.

Secure your financing early. If you’ re using equity from your Australian property,
arrange the refinance or home equity loan before making an offer. If you’ re using
developer financing, understand the payment schedule and ensure you can meet the
installments.

Step 3: Making an Offer and Signing Contracts

Onceyou’ ve identified a property, make an offer through your agent or directly to the
seller. In most markets, offers are negotiable. Don’ t be afraid to negotiate on price,
settlement terms, or inclusions.

Once your offer is accepted, you’ Il sign a contract of sale (or equivalent). This is a
legally binding document, so ensure your lawyer reviews it before you sign. The
contract should specify:

e Purchase Price: The agreed price and currency.

e Deposit: The amount and timing of the deposit (typically 10-30% of the purchase
price).

e Settlement Date: The date when ownership transfers and the balance is paid.

e Conditions: Any conditions precedent (e.g., finance approval, building
inspection, title verification).

e Inclusions: What is included in the sale (furniture, appliances, etc.).
Pay the deposit as specified in the contract. Deposits are typically held in trust by the
agent or lawyer until settlement.
Step 4: Title Verification and Legal Checks

Your lawyer will conduct title verification to ensure the seller has legal ownership and
the right to sell the property. This includes checking for encumbrances (mortgages,
liens, easements) and verifying the property boundaries.



In some markets, additional checks are required. For example, in Thailand, your
lawyer will verify the foreign ownership quota in the building. In Bali, they’ [l verify the
lease terms and renewal clauses.

If any issues arise during title verification, your lawyer will negotiate with the seller to
resolve them before settlement.

Step 5: Settlement and Title Transfer

On the settlement date, you pay the balance of the purchase price and ownership
transfers to you. Settlement procedures vary by country:

e Thailand: Settlement occurs at the Land Office, where both parties sign the
transfer documents and the title deed is issued in your name.

e Japan: Settlement occurs at the seller’ s lawyer’ s office or the Land Registry,
where documents are signed and the title is registered.

e Dubai: Settlement occurs at the Dubai Land Department, where the sale is
registered and the title deed is issued.

e Europe: Settlement procedures vary by country but typically involve signing
documents at a notary’ s office.

Your lawyer will handle the settlement process and ensure all documents are correctly
executed. Once settlement is complete, you receive the title deed or equivalent proof
of ownership.

Step 6: Ongoing Management

After settlement, you’ Il need to manage the property. If you plan to rent it, engage a
local property manager to handle tenant sourcing, rent collection, maintenance, and
compliance. Property management fees typically range from 10% to 20% of rental
income.

If you plan to use the property yourself, arrange for ongoing maintenance, utilities,
insurance, and security. Even if the property is vacant, it requires regular upkeep to
prevent deterioration.

Ensure you comply with local tax obligations. Declare rental income in your Australian
tax return and pay any local taxes as required. Keep detailed records of all income and
expenses for tax purposes.



Part 4: Common Mistakes to Avoid

Mistake 1: Buying Without Visiting

Never buy property sight unseen. Photos and videos can be misleading. Always visit
the property in person, inspect it thoroughly, and walk the neighborhood. Understand
the local context before committing.

Mistake 2: Skipping Legal Advice

Engaging a local lawyer is not optional. International property transactions are
complex, with legal and tax implications that vary by country. A good lawyer protects
your interests and ensures the transaction is legally sound.

Mistake 3: Underestimating Ongoing Costs

Many buyers focus on the purchase price and overlook ongoing costs. Property
management fees, strata fees, utilities, insurance, and taxes can add up quickly.
Budget for these costs and ensure the property generates enough income (or provides
enough lifestyle value) to justify them.

Mistake 4: Ignoring Currency Risk

Currency fluctuations can significantly impact your returns. If you buy property in a
foreign currency, you’ re exposed to exchange rate risk. Consider hedging strategies
or holding local currency to manage this risk.

Mistake 5: Overleveraging

Borrowing heavily to fund an international property purchase increases risk. If the
property doesn’ t perform as expected, or if currency movements work against you,
you could face financial stress. Only invest what you can afford to lose.



Mistake 6: Chasing Unrealistic Yields

If a property advertises yields above 15%, be skeptical. High yields often come with
high risk—poor location, oversupply, or unsustainable rental demand. Focus on
realistic, sustainable yields backed by strong fundamentals.

Mistake 7: Ignoring Exit Strategy

Before you buy, consider how you’ Il exit. Can you sell the property easily? Is there a
liquid resale market? What are the tax implications of selling? An exit strategy ensures
you’ re nottrapped in a property you can’ tsell.

Part 5: Next Steps

How Anywhere But Here Property Can Help

At Anywhere But Here Property, we don’ t sell properties. We connect you with
trusted partners—agents, developers, and syndicates—across our target markets. We
earn referral fees from these partners, which we disclose upfront. This model keeps us
independent and aligned with your interests.

We offer tiered consultation packages to match your needs:

Free 15-Minute Discovery Call: Understand your goals, answer initial questions, and
determine if we’ re a good fit.

Market Analysis Consultation: Deep-dive into 1-2 specific markets, property
comparisons, realistic return projections, legal and tax overview.

Comprehensive Strategy: Multi-market analysis, personalized strategy, financing
options, tax planning, ongoing support.

Premium Partnership: Everything in Comprehensive plus priority access to off-market
deals, quarterly portfolio reviews, direct partner introductions.

All consultation fees are 100% credited toward your purchase if you buy through our
referral partners within 12 months. This means the consultation is effectively free if
you proceed.



Book Your Free Discovery Call

Ready to explore your options? Book a free 15-minute discovery call to discuss your
goals and see how we can help. No pressure, no obligation—just honest advice and
clear next steps.

Visit anywherebuthere.com.au or email hello@anywherebuthere.com.au to get
started.

Conclusion

International property ownership is more accessible than ever. From tropical villas in
Bali to ultra-affordable houses in Japan, opportunities exist for Australians willing to
look beyond their borders. The key is to approach international property with eyes
wide open—understand the legal frameworks, manage the risks, and focus on realistic,
sustainable opportunities.

This guide provides the foundation, but every buyer’ s situation is unique. Your goals,
risk tolerance, and financial position will determine the right market and property for
you. Take your time, do your research, and seek professional advice. International
property can be a rewarding investment, but only if you approach it with diligence and
realism.

If you’ re ready to take the next step, we’ re here to help. Explore our markets, book a
consultation, and let’ s find the right opportunity for you.

Anywhere But Here Property
Your Guide to International Property Ownership

Web: anywherebuthere.com.au
Email: hello@anywherebuthere.com.au

Disclaimer: This guide is for informational purposes only and does not constitute
financial, legal, or tax advice. International property ownership involves risks,
including currency risk, legal complexity, and market volatility. Past performance is not
indicative of future results. Rental yields and capital growth projections are estimates
based on historical data and are not guaranteed. Always seek professional advice from



qualified lawyers, accountants, and financial advisors before making any property
purchase.



