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FREE Report  
Discover How to Build a  

Property Portfolio the Right Way  

 
  

 
 

ñThis FREE report reveals the 7 elements to  
building a successful property portfolioò 
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Reach Your Financial Goals Sooner  

Introducing the  7 Elements  

to Building a Property Portfo lio   
  
 

¶ Would you like to invest in property but are unsure of the right strategy for your 
needs?  

¶ Are you confused by the overwhelming amount of investment information, financial 
products and advice available?   

¶ Do you worry that the wrong advice could seriously affect your property investing 
success? 

 
If you have answered ñyesò to any of these questions then you need to read this FREE report  

  

ñHow to Build a Property Portfolio the Right Way ï 
 Right from the Startò 

  

This FREE report will reveal the 7 basic elements you need to have in place to ensure your 

success in property investment. Youôll find out how to avoid the simple but crucial mistakes 
many property investors makeé.one that could end up costing you thousands of dollars.  
Find out what the ATO  donôt want you to know and discover the best ways to maximise 
your tax deductions., the best methods to finance your investment and the most effective 
strategy for your unique situation.  

  
If you want to learn the secrets most successful investors know an d try to keep to 
themselves then read each chapter of this report.  

  

Yours Sincerely,  
Catherine Smith  
 
 
Head of Education & Research 
Property In A Box 
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The 7 elements to building a property portfolio  

 
  
1.The Right Investment Strategy  ï ñDiscover the most critical step to 
property investment before you start to invest ï  if you DONôT define this step 
you will never have success with property investmentò 
  
2.The Right Finance  ï ñHow to be confident that you have found the right 
loan and structure so that you can meet long-term financial goals and avoid     
serious costs ï potentially saving 1000ôs of dollars in long-term exit fees and 
interest ratesò 
  
3. The Right Tax Advice   ï ñHow to build your property portfolio using the 
tax manôs moneyò 
  
4.The Righ t Property  ï ñHow to buy the right property at the right time in 
the right location in less than 5-minutes 
 
5.The Right Management  ï ñHow to have a remote control property 
portfolio which means no rental headaches for the lifetime of the ownership of 
the propertyò 
 
6.The Right Coach  ï ñDiscover why most property investors fail ï and what 
to do about itò 
 
 7.The Right First Steps  ï ñDiscover the first steps to putting you on track to 
build a property portfolio that will meet all your life goals  
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ñDiscover the most critical step to property investment before you 
start to invest ï if you DONôT define this step you will never have 
success with property investmentò 
  
The first step is determining your strategy.   

  
The question is not ñwhat is the right strategy?ò  But rather ñwhat is the right 
strategy for you?ò    You should not invest in property until you know your strategy.    

  
Getting the strategy right is the absolute crucial first step .  

 
The majority of investors are what we call óaccidental investors'ô ï they accidentally buy a 
property without much thought. Perhaps they upsized to a new house and decided to rent 
their old house rather than sell, maybe they bought while on holiday, perhaps they inherited 
or maybe they just bought because it seemed like a good idea. However, they most likely did 
not sit down and actually plan what they were attempting to achieve from their property 
investments.  
 

If you fail to planéé you plan to fail 
  
 
 ñEveryone who wants to be financially independent needs to plan 
how they are going to get there! Financial independence rarely 
happens by accident.  The plan needs to include  these three 
important points:  

 

1:  The Right Investment Strategy 

 

Claim your FREE One-On-One Consultation  
and Property Portfolio Review ($750 Value) 
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The what, why and howôs are paramount to your success!ò 

  
In order to determine your strategy you need to determine what you want to achieve by 
investing in property and why.  
 

 
 
 
 

What is your óso thatéô factor? 
What is your óemotionally dominantô reason? 

  
 
 
Is it óso thatô you can retire early and relax on the beach or travel the world? Is it óso thatô 
you can provide housing for your children as you realize housing is becoming less and less 
affordable? Is it óso thatô you can gift more money to charitable causes? The more you 
understand the ówhatô and ówhyô, the more likely you are to stay on track and achieve your 
goals, the more likely you are to feel the fear and do it anyway, the more likely you are to take 
the steps necessary to reach your goals and realize your dreams. 

 
 
 
 

1) What you want to achieve  
 
2) Why you want to achieve it  
 
3) How you are going to achieve it  
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For example:  
ñLetôs say you want to retire at age 55 so that you can help your daughters with their 
children by babysitting when they are due to go back to work. This is a óso thatô factor and it 
is specific. We can then calculate how much money you will need to have at age 55 to make 
this happen. Then we can look at the óhowô to achieve this goal through property investing.  

 
Or you may have a completely different strategy. Maybe you are a óhandy man/womanô 
who loves home improvements and handiwork yet youôre stuck in a boring office job. 
Perhaps you would like to purchase a set of units so that you can eventually retire early and 
look after the maintenance on the units as a full -time job.  
 
Perhaps you want to buy properties close to home and good universities so that your 
children can move into them when they are studying to become  doctors and lawyers.ò 
     
Everyone has a different óso thatô factor and it is important that you understand this right 
from the start.  
  
So once you understand your óso thatô factor, we can begin to look at the óhowô? We will help 
you identify your indiv idual strategy. Is ité? 

 
 Strategy 1 ï Buy and hold  
  
Pros ï  
  
óBuy and holdô must certainly be the number one strategy we come across and for good 
reason. The main disadvantage of property over other forms of investment is transaction cost. 
It costs you approximately $20,000 to get in and $20,000 to get out, compared with, for 
example, shares, where it costs you as little as $19 to get in and $19 to get out (as long as the 
market hasnôt crashed in the meantime). 

  

The ówhat you want to achieveô 
needs to be in clear and 
measurable terms so that you can 
set the specific goals that you want 
to achieve. 
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To minimize transaction costs most investors choose to buy and hold and bank on the average 
capital growth of around 10% per annum (reference needed). This way the transaction costs 
are averaged out over the years that the property is held and become far less significant. It is 
safe to say that a óbuy and holdô strategy should be implemented for at least 7ï10 years and 
the longer the better. 
 
Another major advantage of the óbuy and holdô strategy is that it adds to the 
ósleep-at -nightô factor.  
 
You donôt need to be constantly monitoring the market, every latest deal and every market 
movement. You simply buy a good property in a good location with good rental returns and 
high tenancy rates and then you forget all about it. You set yourself a goal of say, one property 
every 6ï12 months and then once you have this property you just forget about it. You can 
continue on with your day job knowing that the property is on óremote controlô.  
 

 
 
 
 
Cons ï  

  
The main disadvantage with the óbuy and holdô strategy is liquidity. Due to the longer 
timeframe required for this strategy, if you need quick cash for emergencies it can be 
sometimes difficult to access. That is where having the right strategy in place wonôt over-
expose your financial well-being. At Property in a Box, weôll teach you how to set up your 
portfolio without being over -exposed. 

 
 
 
 

ñThe óbuy and holdô strategy allows you to 
withdraw equity from each property as it 

grows and use this towards your next 
pu rchase. This saves the significant 
transaction costs of constant buying  

and selling.  
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Strategy 2 ï Buy, renovate and sell or hold  

 
Pros ï 

       Can maximize potential gain by improving areas of the property that are 
unsightly such as an un-landscaped front yard, a messy entrance way, a run-
down bathroom or kitchen.  
 
 

       Good strategy for those with the time and skills (i.e. tradesmen or women) 
that can complete the renovation themselves. 
 

       Exceptionally good strategy for those that have the lifestyle suitable to 
living in the property for a year or more, whilst they renovate it, and then sell it 
capital gains free as it was their principal place of residence. (Beware ï you do 
need to be careful with this strategy as the tax office has regulations against it ï 
seek professional advice.) 

  Cons ï 
       The main disadvantage of this strategy is the chance of getting it 

wrong and making a loss.  
   

ñAdding value by adding improvements needs to be carefully 
planned and executed. Not everything adds value. It is easy to over -
capitalize and not get your money back. What you do need to be is 

ómarket appropriateô.ò 
  

Transaction costs are another major disadvantage of this strategy. In a market moving quickly 
upwards, good profits can be made but in a slower moving market you need to make serious 
gains on your improvements just to cover the transaction costs (see above re costs).  
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Bew are the tax man ï as above.  
Do this strategy too often and you will not only lose your capital gains exemption but also 
could be viewed by the tax man as a property developer and lose the capital gains 50% 
exemption as well. A bad outcome ï so seek professional advice. 

  
Strategy 3 ï Buy + sub -divide + sell or hold  
  
Pros ï 
  

Fantastic opportunity for those not faint -at -heart.  
  

 
Cons  
 
You need a large amount of capital (i.e. cash) behind you as, particularly in the current 
environment, the banks are simply not willing to lend serious money to even the most 
experienced property developer. If you are a novice your chances of getting finance are 
seriously slim. It still can be done but you will need to put in a large portion of the funds for 
the development yourself. There are ways around this, such as: vendor finance, joint venture 
partners, and obtaining pre -sales. Above all else ï seek professional advice. 

  
In this instance, the tax man will definitely see you as a property developer 
rather than an inves tor. This means you will be subject to income tax and GST as 
opposed to the far more lenient capital gains regime.  

 

Serious profits can be made by 
buying land capable of subdivision 
and doing what the previous owner 

was obviously too scared to do. 
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You will also need to become involved with local councils and their development approval 
processes, surveyors, architects, etc. You will need to make this almost a full-time job.  

 Strategy  4 ï Buy and sell  

  
Pros  ï A simpler version of the buy, renovate and sell example above only that you donôt 
have to renovate. You simply buy, hold and sell for profit. This can be a great strategy in a fast 
upwardly moving market.  
  
Cons ï Once again, transaction costs make this a very difficult strategy to profit from. You 
need your property to increase around $40,000 in value before you will even break even. This 
is on average one yearôs capital gain. In my personal opinion, this is a strategy best avoided 
unless you know something about the future direction of a market that no -one else knows 
(sort of like óinsider tradingô in the property market). 
 

Strategy  5 ï Buy + build + sell or hold  

  
Pros ï This strategy is similar to the óbuy and subdivide and sellô strategy and once again 
not for the faint -hearted. On the upside, once again there is profit to be made, particularly for 
those able to be involved in the building process themselves. 

  
Cons ï As above for subdivision ïtax consequences will be adverse and you will have to 
become involved not only with councils, surveyors and the like but also with builders, trades-
people, suppliers, etc. It could almost be a full-time job, so unless youôre like me and enjoy 
that sort of thing, I would recommend you stay away from this strategy until you are more 
experienced. 
 

Strategy 6  ï Buy and flip  

 
 

  

 
 
 
 
 
 
 
 
 

This can mean different things to different people but what 
ƛǘ ǳǎǳŀƭƭȅ ƳŜŀƴǎ ƛǎ ǘƻ ōǳȅ ΨƻŦŦ ǘƘŜ ǇƭŀƴΩ ŀƴŘ ǎŜƭƭ ōŜŦƻǊŜ 
settlement. Some investors use this strategy to buy a few 
properties and then sell most of them before settlement. 
They then apply the profits to reduce the debt on the 
properties they retain. A fantastic strategy for the 
experienced investor and it works well in an upward-moving 
market. However, it can be fraught with danger if the 
ƳŀǊƪŜǘ Ŧŀƭƭǎ ŘǳǊƛƴƎ ǘƘŜ ŎƻƴǎǘǊǳŎǘƛƻƴ ǇŜǊƛƻŘ ŀƴŘ ȅƻǳ ŘƻƴΩǘ 
have the spare resources (cash or equity) to cover the 
ǎƘƻǊǘŦŀƭƭΦ Lǘ Ŏŀƴ ōŜ ŀ ōƛǘ ƭƛƪŜ ǘƘŜ ǎǘƻŎƪ ƳŀǊƪŜǘ ΨƳŀǊƎƛƴ ŎŀƭƭǎΩ 
that are rapidly bringing the share market to a grinding halt. 
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If you intend to buy and flip it is important to get professional advice to ensure that you can 
cope with a possible decline in value.  If your financial position is such that you could survive 
such then the buy and flip strategy can bring some fantastic possibilities. 
 
 
If you proceed down the buy and flip path (after seeking professional advice) ï look for 
developments with the following criteria:  
 
 

¶ Look for brand new developments 

¶ Developments that have the longest possible timeframe to completion 

¶ Projects with Progress payment plan that does not require the bulk of the payment till 
near the end of construction 

¶ Be first in ï often the best gains are to be made early when the developer needs to sell 
quickly to meet the banks ópre-salesô requirements.  If you wait till the end ï you are 
only choosing from stock no-one else wanted to buy, and /or the price may have 
already risen substantially as the developer is no longer in need of a quick sale. 

¶ Of the other hand, sometimes the final lots are discounted as the developer needs to 
move them quickly so as to move on to his next project. 

¶ Just get advice from a food quality buyerôs agent who knows about the development. 
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Strategy 7 ï Refresh your portfolio  

  
Sometimes it is necessary to ógo back to the drawing boardô. You may have a portfolio that is 
not quite right. You may have had good intentions, theories, dreams or hunches when you 
bought particular properties but looking back you realize you made a mistake. But thatôs OK. 
As they say, ñThere is no such thing as failure unless you fail to get back up again.ò The 
successful man is one who fails four times but gets back up five times. 
  
There are times when the best thing to do is sell ï count your losses and move on. 
  
Other times you may need to sell because you did not seek the right advice in the first place 
and you have the wrong loan in place or have bought in the wrong name.  

  
ñA common example we see regularly is the client who has bought a home and 
followed their parentôs advice focusing on paying down the mortgage. Now 
they want to upgrade and rent this property out. Bad news - the reduced loan 
amount means the property is positive geared and they will be taxed on the 
excess of rent over interest.   Worse still, they will have to take out a large loan 
to buy their óhomeô and this will be a non-tax deductible debt.  

 
Another common example is the couple wh o has brought an investment 
property in joint names. A few years later the wife leaves work to raise a 
family and half of the negative gearing benefit is lost.ò 
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Strategy 8 ï House and land packages  
  
Pros ï  
 
Delayed settlement gives you time to get your finances in order and even buy more property 
than you could afford to in your current situation.  
 
Stamp duty savings as you pay stamp duty on the land component only. 
In a moving market, an investor can make a gain on the investment simply by holding it in the 
period between agreeing to purchase and when construction is complete. 

 
Some investors use this opportunity to buy several óoff the planô developments with a view to 
selling off some before settlement to pay for the remainder. 

  
Cons ï  

       Units are subject to the possibility of oversupply in the period between agreeing 
to purchase and when construction is completed. (avoid this con by sticking to house 
and land packages, townhouses or unit developments with lower number of units) 
 

       You have no control over another 10 apartments blocks going up around yours. 

Shhhhhhhh !!  
There are some very innovative strategies that 
can assist in these situations but these are a 
secret only to be shared amongst the elite 
investors (or clients of Property In A Box.  
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       Can become a nightmare if the developer goes into administration before the 

project is complete.  (avoid this con by ensuring the developer is fully insured). 
 

       Low valuations of the final development may lead to additional funds being 
necessary to complete.  (Avoid this con by obtaining professional advice as to your 
financial position if this occurred)  

  
 Solution:  
  

 
ñThe good news is that a lot of the cons can be extinguished by 
undertaking due diligence and research. You need to ensure 

that the developer has a sound track record of choosing houses 
in the right location, choosing builders that have stable and 

profitable track records, and choosing house and land  
packages instead of units. Land is much more governed by the 
rules of demand and supply because it is scarce.  The closer to a 

CBD the scarcer it is.ò 
  
  

You also need a really good mortgage broker. House and land contracts and the process itself 
is fraught with complications and technicalities. You need a broker who is experienced in 
financing for such developments.  
 
Please refer to the mortgage broker who referred you to us.  

 

Strategy 9 ï Rental Income Guarantees  
  
Pros ï 

  
A genuine Rental Income Guarantee is a rare thing. If you can find one it can be an 
outstanding way of ensuring your ósleep-at-nightô factor. The biggest fears in property 
investing are; ñWhat if I canôt find a tenant?ò and ñWhat if my tenant doesnôt pay their rent?ò  
 
A genuine Ren tal Income Guarantee can take both of these fears away as the 
guarantor pays YOU your rent regardless of whether the property is tenanted or 
whether the tenant is paying the rent.   

 
 
You can therefore rest easy knowing that your rent will be coming in to c over 
your mortgage, each and every month.  
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Cons ï 

  
Wellé donôt get me started on this one or I will go on for pages! In a nutshell: 
  
There have been many fly-by-night companies predominantly based in Queensland who flew 
around the country hosting free property information sessions and drawing innocent 
investors in through mass telemarketing and promises of free holidays for their attendance. 
Then the holiday turned out to be a property tour, free of course, as long as they viewed the 
properties whilst th ey were there. The organizers then convinced the innocent investors to 
purchase the properties through órental guaranteesô that sounded too good to be true. 

  
And yes, they were too good to be true.  

  
In some cases, the company went into liquidation straight after completing the final sales. Of 
course, this meant that the guarantee wasnôt worth the paper it was written on. Alternatively, 
the cost of the guarantee to the company was simply embedded in an inflated price for the 
property. At the expiration of  the guarantee the investor found that they could not rent their 
property for anywhere near as much as was predicted. Further, there was never any real 
tenant in their property. The company had simply used the inflated profits to pay the rent to 
the investor for the promised period.  

  
Worse still, there were now hundreds of vacant properties in the area all on the market for 
rent at the same time. And to add insult to injury, investors who couldnôt afford to keep the 
property now that the rent was substant ially less than predicted, tried to sell their property 
only to find that it was worth considerably less than what they had paid in the first place.  

  
 Solution:  
               
Once again, do your due diligence: 

¶ Ensure the properties are not over -inflated to compensate for the rental guarantee.   
For example, are you able to buy the property on the open market, or from the 
developer for the same price without the rental guarantee?  
 

¶ Ask the guarantor, ñWhatôs the catch?ò There must be something in it for the 
guarantor or they wouldnôt do it. Ask them, ñHow do you make your money?ò 
 

¶ Check www. allhomes.com.au or www.realestate.com.au  and ensure the predicted 
rental is in line w ith the current market  rental.  
 

¶ Check the company has a sound reputation. óGoogleô the company name and you will 
reveal any ódirtô or dissatisfied customers. 
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¶ Ensure the rental management fee is in line with industry norms ï around 7ï8% 
depending on the state. 
 

¶ Ensure you can withdraw from the rental income guarantee any time you want to in 
case your circumstances change and you want to sell the property or move into it. 
 

¶ Most of all Get professional advice 
 
 
  

  
 

             
  

 
   
 

Ask us about our 10 Year Rental Income Guarantee:  1300 653 795  
 
 

Consider the  

ñProperty In A Boxò 

10 Year Rental Income 

Guarantee.  
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 ñHow to be confident that you have found the right loan and structure so that 
you can meet long -term financial goals and avoid serious costs ï potentially 
saving 1000ôs of dollars in long-term exit fees an d interest ratesò 
  
  
ñFinding the right loan to meet your needs can be a very daunting task. With so 
many lenders to choose from and so many products within each lender, it is 
almost impossible for the average person or investor to sort between the 
produc ts (including all the fine print). It is important that you are sure the 
finance you are choosing is the best one for your circumstances.ô 

  
 
 We like to use the example of buying a car. 
  
If you walk into a Ford  car yard and describe all of the features y ou want in a car and the 
salesperson thinks to themselves, ñGee, the latest Holden  Statesmen would be the best,òï 
will he tell you that? No! He will convince you that the latest Ford something -or-other meets 
your needs. Itôs the same with the banks. If you walk into a bank, any bank, you will only be 
sold that  bankôs products. 

  
We would recommend that everyone who wants to take out a mortgage should 
use the valuable services of a mortgage broker. Whether you are buying your 
first home or investment propert y or whether you are building a huge 
investment portfolio you should consult a mortgage broker. The advantages of 
using a broker are twofold. Firstly, it is free ï the bank pays the broker the 
commission ï and secondly, the broker is aligned to scores of b anks and will 
find the best for you. It is in the brokerôs interest to find the best product 
because they want your continued business.  
  
In most cases, brokers have access to over 30 banks and lending institutions, including all of 
the majors (CBA, St George, NAB, Westpac, etc) and many popular smaller and non-bank 

2. The Right Finance 
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lenders (ING, Bankwest, Rams, Suncorp, etc). Mortgage brokers will help you find your way 
through the complex maze of product choices  and help you decide the best one for 
you. Everyoneôs situation is different and different products suit different circumstances.  
  
Mortgage brokers also assist you with all of the paperwork, submit the loan, handle all the 
bankôs annoying questions, co-ordinate the process with your solicitor and real estate agent 
and basically take all the stress and pressure from you. Theyôll óhold your handô the whole way 
through and deal with any complications that may arise.  
  
Mortgage Brokers: pros ï 
 

       May save you time in shopping for loans. 
       May save money if fully independent. 
      Usually free. 
      Sometimes, given the broker-lender relationship, a bank will accept a loan 

application that they would otherwise have rejected. 
  
Mort gage Brokers: cons ï 
 

       You may pay more for your loan than necessary if the broker is not 
independent. 

      They may charge excessive fees or undisclosed commissions. 
       You may be persuaded to borrow more than you need, as this will boost their 

commission. 
 
The cons can be easily overcome by using a broker aligned with Property In a Box as we 
ensure our brokers do are fully accredited, trained and ethically in all regards. 
  
 
 
So, once you have chosen a product how can you be sure the óstructureô is 
right?  
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For example, we are seeing countless clients who locked in at 8.5% for five years. They are 
now paying far more for their mortgage and are coming to us for advice about breaking out 
of the loan. We had one quote from a bank of break fees in the order of $66,000. The client is 
simply locked in and has no way out other than the pay these exorbitant fees.  

  
Other clients we have seen have taken out what they thought was a very simple and easy to 
understand loan. However, when they hav e come to us to buy their next investment 
property, weôve had to inform them that to restructure this loan theyôd be paying deferred 
establishment fees in the order of $16,000. And not only that, they would have to refinance 
their whole portfolio because t heir bank had ócross-collateralizedô all of their properties 
across all of their loans. A very simple mistake that could be avoided with the right advice.  

  
Another common example is the client who has taken a loan to buy their home with the 
intention of e ventually upgrading to a bigger home. They did what they thought was the 
right thing and paid as much as they could off the loan. Then when they came to us for 
advice about buying their dream home and using the existing home as an investment 
property, we h ad to give them the unpleasant advice that they would now be fully taxed on 
all their rental income and  their large loan for their home would be non -tax deductible. 
Another simple mistake that could have been avoided.  
  

ñIt is very important to get the 
óright financeô right from the start 
but it  is also just as important to 
get the óstructureô right. It can be 
very costly, frustrating and time -
consuming to act hastily and rush 

the finance part of the property 
transaction and not get it right. 
Realizing your mistake later can 

cost you tens of thou sands of 
dollars in break fees, discharge 

fees, re -valuation fees, 
applications fees, fees, fees, and 

more fees.ò 
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So, as we explained above, it is very important to use the services of a mortgage broker. 
However, you need to be careful about choosing the Right Mortgage Broker . The average 
mortgage broker is ótransactionalô ï they just get the best deal for you for that transaction. 
They do not normally consider your long-term strategy and whether the loan they are signing 
you up for will be the right loan for you 12 -months down the track when you buy your next 
property. We have seen so many clients who were signed up for the wrong loan and are now 
paying the price. 
 To determine whether your mortgage broker is the right one for you ask the right questions. 
  
Questions to ask your mortgage broker:  

       How much does the service cost and when do I have to pay? 
       Do you belong to an industry association such as the FBAA or MFAA and if so, does that 

association have a dispute resolution policy? (Ask to see it in writing. Disgruntled borrowers 
can also contact the Mortgage Industry Ombudsman on 1800 138 422.) 

       How do you identify the best soluti on? Is it simply commission -based or do you use a 
software package? (Their criteria for selection should be logical and transparent.) 

       How many lenders (and which lenders) do you represent? (Make sure the broker deals 
with a spread of lender types i.e. banks, mortgage managers and others.) 

       How do you get paid? (Ask them to disclose all commissions and payments.) 
       Can you provide comparisons of any loans recommended, including upfront and 

ongoing fees? 
       Can you clarify the actual cost of the loan, including and excluding interest, fees and 

ongoing costs? 
       Do you comply with the Privacy Act? 
       Do you have professional indemnity insurance? 
       How long have you been in the industry and can I read your testimonials from previous 

clients? 

  

 
Chances are, if youôre mortgage broker has pointed you in the direction of this 
document then heôs helping you in the right direction.  
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ñHow to build your property portfolio using  
the tax manôs moneyò 

  
  

We will review individual personal situations, tax brackets of major stakeholders, future tax 
brackets, and many other issues so we can find way to legally maximize tax deductions such 
as depreciation and minimize income and capital gains taxes.  
  
 
 
Issues that you need to consider before you invest in property are:  

  
a)     What structure to use to maximize tax benefits ï individual, company, trust,  self-
managed superannuation fund?  
b)    What the income tax, negative gearing, capital gains tax and land tax issues related 
to each structure are ï choosing the wrong structure can seriously increase your tax 
liabilities.  

3. The Right Tax Advice  
 

άLǘ ƛǎ ŎǊǳŎƛŀƭ ǘƻ ƎŜǘ ǘƘŜ ǘax strategy right from the 
beginning. The wrong choices during the crucial 
ǇǳǊŎƘŀǎŜ ǇŜǊƛƻŘ Ŏŀƴ ǊŜǎǳƭǘ ƛƴ ƭƻǎƛƴƎ ǘŜƴǎ ƻŦ ϷмлллΩǎ ƛƴ 
tax benefits forgone. It is also very costly to change 
ǘƘŜ ǎǘǊǳŎǘǳǊŜ ŦǳǊǘƘŜǊ Řƻǿƴ ǘƘŜ ǘǊŀŎƪΦέ  
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c)     Whose name to buy in to maximize tax benefits ï most people think that they 
should buy in the higher income earnerôs name and this may be correct but can 
exacerbate capital gains tax and land tax. 
d)    Tax deductibility of pre -purchase and ongoing costs ï can you claim the travel 
expenses to travel around the world (or Australia) looking for property? Perhaps.  
e)    How to maximize tax deductions ï how are you going to record all your expenses? 
Should you get a depreciation report? What about travel expenses for interstate 
properties? Can you renovate before a tenant moves in and claim these expenses? 
f)      Structuring finance so as to maximize tax benefits ï this is a very important step 
that many people get wrong. 
g)    Is there any way of legally extracting the equity from your home and using it to buy 
your next home in a tax-effective manner? Perhaps. 
 
At Property in a Box we are able to assess each and every clientôs individual 
circumstances and provide expert taxation advice as to the best was to structure your 
portfolio to minimize tax.  
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ñHow to buy the right property at the right time  

in the right location in less than 5 -minutesò 
  

 Sourcing the Right Property:  
  
Once you have decided the R ight strategy , organized the R ight finance  and sought the 
R ight tax advice  you then need to source the Right Property .  
  
This can be an extraordinarily time -consuming, complex and confusing process. 
You can do it yourself if you have ample, and I mean  ample spare time to spend 
hours upon hours every night a nd weekend researching and ensuring that you 
are completing your due diligence. You will need to research:  
  

       the best states to invest in all across Australia 
       the best suburbs within those states 
       the best streets in those areas 
       the demographics (in relation to those in the area ï their age, sex, marital status, 

average income, family size and whether they are renters or owners ï both now and 
predicted)  

       the capital growth of the area ï both now and predicted 
       the average rent of the area ï both now and predicted 
       the infrastructure of the area ï both now and predicted  
       the government zonings of the area (now and planned changes)  
     the governmentôs plans for development of roads, hospitals, schools, shopping 

centers, etc 
       the governmentôs planned changes or improvements to surrounding roads, 

highways and suburbs 

       plus many, many more factors  
  
  

4. The Right Property 
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Once you have researched all of the above and you are sure that you have located the right 
area of Australia to invest in, you will then need to contact all the local real estate agents, set 
aside a few weeks of your time, try to arrange all of these agents to show you the stock they 
have on hand at that time and hope you can find a property that meets your criteria during 
this time, otherwise you will need to re -book the trip and go again when new stock reaches the 
marketé 

  
éor you can simply use a property buyerôs agent service or a property 
aggregatoré 

  
  
What is a buyerôs agent or property aggregate?   
 
You need impartial, independent and reliable advice in order to be successful at 
property investment and thatôs precisely what buyersô agents and property 
aggregators are in the business of providing.  

 

óBuyerôs agents work for the buyer NOT the sellerô.  
 
Imagine that instead of having to contact heaps of different real estate agents 
and developers and then having to sift through all of the competing and 
contradictory information they give you, imagine if you could contact just one 
agent and they would do all the running around for you.  They would contact 
many different vendors, real estate agents, developers, etc and, after 
determining what your needs and wants are, they will then present a summary 
of the best options available on the  market at the moment that suit YOUR 
NEEDS.   
 
Thatôs what Buyerôs agents or Property Aggregatorsô do. They work for you. 
 
They provide market analysis and identification of growth areas in the capital 
city markets. They identify, source and negotiate spec ific investment properties 
in keeping with market conditions and the clientôs requirements. Clients are 
provided with recommendations in a written report covering:  

  
       indicative investment cash flows 
       detailed market demographics and commentary 
       specific property recommendations 
       property plans, ,photos, specifications etc 
       full financial spreadsheets 
       assisting clients with the inspection and purchase of appropriate investment 

properties  
       negotiation of pur chase price 
       coordination of the purchase process and ongoing client support  
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What to look for in a buyerôs agent 
  

Independence is the number one factor. Ask them if they:  
  

       Sell more than one product from more than one developer 
       Have access to all of the fast-growing states of Australia. 
       Are knowledgeable about investment strategies. 
       Are experienced in property investment. Do they walk their talk? Ask them, 
ñHow many properties do you own?ò Donôt be afraid to interrogate them. Itôs your 
money they will be spending so you need to ensure you are 100% comfortable with 
their knowledge and experience. 

       Have access to every other specialty field necessary to help you complete the 
transaction, that is:                                            

1. property strategists  
2. a finance team 
3. tax advisors  
4. property managers  
5. life coaches  

  
  

ñA really good buyerôs agent is knowledgeable about most mainstream 
investment strategies. They have an understanding of what the clientôs needs 
are on a more personal level with regard to their goals, strategies and fears. 
They have the ability to óhearô the clientôs views and to take them and turn them 

into fully -realized achievements.ò 
 
 

Why use a buyerôs agent? 
  
In a nutshell, because they save you the time you would otherwise spend researching. They 
save you the cost of the trips (all of which are non-tax deductible as you havenôt selected a 
property yet). AND THEY ALLOW YOU TO SLEEP AT NIGHT because you have done your 
due diligence by focusing on selecting the right buyerôs agent, trusting them to select the right 
property.  
  
Buyerôs agents are experienced professionals who buy properties on behalf of clients on a 
daily basis. They have extensive contacts and have many buying strategies at their disposal. In 
other words;  
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An example of this is my own experience with buying a property in Frankston, Victoria and 
Springfield, Queensland.   For the Frankston property, my husband and I spent hours 
researching, calling agents, comparing prop erties on the internet, etc. Then we took four 
days off work, flew to Melbourne and spent four solid days in a hire -car looking at as many 
properties as possible. Our heads were spinning and we had no real idea of what we were 
doing. In the end, we spent $3,500 on the trip (not to mention the cost of four days off work 
and countless hours of research) and simply wanted to buy somethingéanythingéso we 
didnôt have to do it again. So we bought the best of a bad lot and hoped for the best. 

  
When we decided to buy in Queensland, we hired a buyerôs agent, accepted his 
recommendations and signed on the dotted line. To this day, we have not even seen this 
property and it has performed far better than the Frankston one.  

  
I used to think I knew it all and could do i t all myself. Now I realize it is far more 
appropriate and time -saving to pay the experts to do what the experts do best ï allowing 
me to do what I do best ï advising others on tax and finance strategies.  

  
  

 

óThey take a clientôs request and 
apply their experienced strategies to 
deliver the best result for that client. 
You wouldnôt ask a boxer to do brain 
surgeryéwhy not use an expert 
property sleuth to find the right 
investment for you?ô  
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ï ñHow to have a remote control property portfolio  
which means no rental headaches, ever, guaranteedò 

  
What if I were to suggest that you donôt have to worry about late rents? Or no rents? Thatôs 
right ï we can find you properties with guaranteed rent for 10 years without excessive 
management fees and restrictive clauses locking you in for the whole period. But oopsé! 
This is a secret I shouldnôt be revealing! 
http://www.propertyinabox.com.au/  

  
Why Use a Property Manager?  
    
ñItôs crucial that your investment property is well-managed and that  you 

choose a good property manager. Effective property management is the key to 
protecting your asset.  Remember, itôs not just a property, itôs a significant 
investment and you want it well looked after. You want its value to remain 

high and you want the best rental return on your investment.ò 

  
   
Some landlords try to manage their investment property themselves. Sometimes this works 
OK. However, there can be many pitfalls. We have found from our experience that a good 
property manager is worth their weig ht in gold in looking after our investment and saving us 
hassle.  

A good property manager will excel in the following:  

Marketing ï Marketing your investment properly to get the maximum exposure to the right 
kinds of tenants. Effective marketing is a key factor in ensuring your property is not left 
vacant. 

5. The Right Management 
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Legal requirements ï Being fully aware of all legal requirements and ensuring that all 
requirements of government legislation relevant to your investment property are complied 
with ï advising you on your rights and obligations. 

Your rent ï Consistently monitoring market trends for rental returns and ensuring your 
investment is getting the highest possible rental return ï regular rental reviews ï ensuring 
tenants pay the rent on time.  

 

Tenant selection ï Ensuring the best quality tenant for your investment property ï 
following strict and professional guidelines in tenant selection, including checking references, 
employment stability and proof that the tenant is capable of paying the rent and a proven 
quality in  their previous rental history.  

 

Agreement preparation ï Arranging the preparation and signing of the residential tenancy 
agreement and lodging the rental bond.  

 

Tenant management ï Ensuring the tenant is well educated in the terms of the residential 
tenancy agreement and that the terms of the tenancy agreement are complied with 

ï Building a good relationship with the tenant ï a happy tenant is a tenant who stays and who 
will contact their property manager immediately with any issues.  

ï Acting as a negotiator in any disputes between tenant and landlord. A good property 
manager can ensure that most disputes between landlords and tenants are solved before they 
escalate. 

 

Rent collection ï Providing a good range of options for tenants to pay their rent ï requirin g 
tenants to pay rent in advance ï daily monitoring of incoming rentals ï having zero tolerance 
for any rental delays.  

 

Looking after your investment ï Knowing your property, inside out ï conducting regular 
inspections of your property (as per the legislation) and forwarding you a written report on its 
condition and any maintenance that may be needed. 

ï Conducting regular external surveillance of the property to assess the external appearance 
and to ensure its being well-maintained.  
 
 

ï Giving you feedback to help you budget for larger items of expenditure that may be required 
ï providing an after -hours contact for emergencies. 

Communicating  

ï Communicating well with you on your investment.  
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Saving you hassle  

ï No need for you to interact with your tenant at all ï paying bills for you ï invoicing tenants 
for user-pays water costs ï monitoring and handling any maintenance required, obtaining 
quotes, dealing with trades people, ensuring the job is well done ï providing statements for 
your tax return.  

 

 

And if  you decide to refresh your investment portfolio  

ï Liaising with your tenant and your real estate agent to make the sales process easier, 
smoother and faster ï or liaising with your mortgage broker regarding access for valuation 
purposes, all making things easier for you to refresh your portfolio.  

 
 
The Right Management solution is one of the most important strings to your  
investment bow. The management of your property ensures that your 
investment is being looked after in all aspects. The property manager  makes 
sure that your interests are looked after priority number one! Diligent property 
management will ensure that your investment property is always tenanted with 
only top quality tenants.  
    
 
The point is that the Right Management  is the tool that all ows you to have a safe worry-
free investment solution that is truly óSet and Forgetô. 
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