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Summary
Residential property is one of the most talked about topics at Australian BBQs and
now on social media. It can be an amazing vehicle for investment, if managed and
used properly. You can reap great benefits from it and I have personally known
some of our countries most successful property investors. As a long term strategy
residential property can be one of the best modes of investment.
You won’t necessarily be getting your large pile of money as soon as you buy a
property. Proper care and maintenance is needed on your part too. Nurture your
property and gather around you a core group of professionals and you will profit
from it sooner.

With the help of this guide, you can learn all that and more such as:
• What to look for when buying an investment property
• What’s your strategy
• How To Prepare Your Residential Property Before Renting It Out
• How Property Management Services Can Benefit You
• Picking A Great Property Manager
• How To Minimise Your Risk
• How To Maximize Your Profits
And various other things that can help seasoned and new property investors make
the most of their residential property. With the help of this guide, you will soon be
able to take the proper steps to ensure your success.
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About the Author
Jim Byrne has been in Melbourne’s Property industry since
leaving school at the age of fifteen. Starting out as a roofing
contractor in his father’s business his trade aspirations were short
lived after a fall from a roof at 18. Jim says that was a blessing
in disguises because he was lucky enough after a year or more
of recuperation and treatment to discover the world of sales and
marketing. Jim quickly found his feet selling car parts, then
kitchens, and for a short while insurance before being introduce
to the Real Estate Industry at Twenty years of age. Over the next two decades Jim
worked his way up from sales cadet to Sales Manager at several major agencies and
also worked directly for a couple of land developers. In 2004 Jim obtained his Estate
Agents license and opened Jim Byrne Real Estate. Initially concentrating on sales
and then slowly moving into Property Management he quickly built a reputation
as “The gentleman Agent”. Jim now has his focus on Property management and is
assisted in the family business by two of daughters. Jim saw there was a need for
good old fashion service in the Property Management sector and set about building
a business model focused on the Client.
Simple as that may sound the industry is rife with poorly trained or perhaps poorly
paid property managers that don’t really care about you or your property other than
it puts food on their table. The good property managers are out there and are worth
their weight in gold. When you find one you will be amazed at the things they do
for you for such little money.
Jim and his family are genuinely interested in your success as a property investor
and want to help you grow. Hopefully investing a little time reading this book will
guide you to your goals.

Jim says “Landlords have 4 basic needs!”
1.

Have a good reliable Tenant and minimise vacancy.

2.

Get the rent paid on time.

3.

Reduce the chances of damage to their investment

4.

Be kept informed
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Introduction
For centuries now property has been the preferred
vehicle of many wealthy individuals across the
globe. Donald Trump, Richard Branson, Robert
Kiyosaki, Kings, Queens and even religions collect
property whenever and where ever they can as
a means to building their wealth. This book
relates mainly to residential property and speaks
mostly about small to medium investors and not
necessarily developers. This book is really designed
for mum and dad investors to help improve your
knowledge and better your investing experience.
Unfortunately, for a beginner who is just starting
out, the property market can prove difficult to gain
entry into. Large deposits are often required and
as values rise so to do the legal costs associated
with buying property. Hopefully we can explore a
few ideas to help get you started sooner.

According to the ATO data, 72.8% of
individuals that owned an investment
property owned just one. Meanwhile, 18.9%
of individuals owned 2 properties while just
0.9% of individuals owned 6 or more.

For the uninitiated in the property market, it
just seems like all one does is throw money at a
building until it starts throwing that money back.
Well there are certain things you can do to speed
up that process which I’ll discuss in detail a little
later on.
Managing a property can be tedious and does
require a certain amount of your time and money to
be invested. I have found one of the biggest reasons
investors stop at one or two properties is a bad
experience with a tenant or a property manager.
Apart from knowing the value and state of the
current market, it can be challenging to ensure
your residential property is not only growing in
value but is also generating as much revenue as
it is supposed to. I’ll explain how to investigate an
area and what to look for when talking to sellers
or their agents.

There are just over 23 million people in
Australia of which 1,811,174 individuals (just
under 8% of the population) reported to
the ATO as having an investment property.
(Source: Michael Yardney’s Commentary, Property Investment July 1, 2013)

We will touch on these and many more topics
throughout the book.
But first up let’s investigate why you may, or
already have, decided to invest in residential real
estate.
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The Property Market in Australia
Australians have always regarded property, or bricks and mortar as we like to call
it, a “safe as houses investment”. Considered a land of opportunity, the market for
residential property has generally been good in Australia. As I have worked in the
property industry in Victoria’s south east suburbs for over 30 years I can attest
to the performance of family homes in particular. Although we should never use
history to predict the future, it’s interesting just the same.

Qtr. ended
June

Median
Price

1966

$9,400

1968

$10,500

1970

Price
Growth

Clearance
Rate

Qtr. ended
June

Median
Price

Price
Growth

1967

$9,400

0.0%

11.70%

1969

$11,400

8.57%

$11,800

3.51%

1971

$12,100

2.54%

1972

$14,500

19.83%

1973

$19,800

36.55%

1974

$25,800

30.30%

1975

$27,800

7.75%

1976

$35,600

28.06%

1977

$38,600

8.43%

1978

$41,300

6.99%

1979

$45,000

8.96%

1980

$44,800

-0.44%

1981

$55,600

24.11%

61%

1982

$57,600

3.60%

69%

1983

$59,400

3.13%

51%

1984

$69,300

16.67%

54%

1985

$80,200

15.73

74%

1986

$85,500

6.61%

70%

1987

$97,000

13.45%

59%

1988

$114,000

17.53%

61%

1989

$130,000

14.04%

78%

1990

$147,000

13.08%

62%

1991

$142,000

-3.40%

48%

1992

$136,000

-4.23%

56%

1993

$155,500

14.34%

57%

1994

$146,550

-5.76%

56%

1995

$148,000

0.99%

68%

1996

$146,000

-1.35%

50%

1997

$160,263

9.77%

68%

1998

$190,000

18.56%

76%

1999

$208,500

9.74%

68%

2000

$241,250

15.71%

61%

2001

$270,000

11.92%

81%

2002

$315,000

16.67%

75%

2003

$345,000

9.52%

74%

2004

$365,000

5.80%

53%

2005

$358,000

-1.92%

64%

2006

$363,000

1.40%

74%

2007

$385,000

6.06%

86%

2008

$445,000

15.58%

67%

2009

$425,000

-4.49%

84%

2009

$$425,000

-4.49%

84%

2010

$520,000

22.35%

76%

2011

$555,000

6.73%

59%

2012

$528,000

-4.86%

60%

2013

$541,000

2.56%

60%

2014

$630,000

16.34%

72%
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Time And Property It Would
Seem Work Well Together.
It is my belief that residential property in most of Australia’s
urban areas has generally outperformed other common forms
of mum and dad investments such as bank savings, term
deposits, bonds and some shares. With the demand for
rental accommodation continuing to out strip supply I’m
fairly confident it will continue to do so for quiet sometime.
Property is currently treated differently than other investments
by our tax system. A good accountant, and or financial
planner will help you to take advantage of strategies such as
depreciation, and negative gearing. The thing with property
is that you can have the tenant, the taxman and the investor
all contributing towards the ownership of your properties.

“...when you’re
looking to buy in an
area do your due
diligence first and
make sure the
growth indicators
are there...”

Despite some speculations that the Australian property
market is experiencing a bubble which is about to burst, the
experts remain largely divided with many claiming Australia’s
property market is still as strong as ever. It is not as simple
as saying the market is doing that or about to do this. All
markets are not the same throughout the country and can be
quite different from state to state or even suburb to suburb.
Suburbs go through ups and downs in the growth cycles and
drivers for growth change with certain economic factors such
as employment, education, transport, and of course household
income levels. So when you’re looking to buy in an area do
your due diligence first and make sure the growth indicators
are there and that you are buying at or below market price.
There are plenty of spruikers out there that will happily take
your hard earned money on properties that they receive tens
of thousands of dollars in commission for.
But more about that in a later chapter.
With more and more new housing estates, town houses and
property, being offered there are plenty of opportunities for local
and foreign investors to get their share of the Australian property
market. But don’t be afraid to look in the established market too.
The one factor the new dwelling market has that the established
market doesn’t is that the builders and developers have to sell
at a profit or they’ll go broke. The established market on the
other hand has usually had the benefit of time and may not be
subject to the same drivers as new property. Individual owners
are selling established homes, so emotion and circumstances
can play a vital part in their reason for selling.

www.jimbyrne.com.au
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Good News for Residential Property Owners
While the property market has begun to show signs of calming down after a period
of higher than expected growth during 2014-15, there is still a high demand for
rental accommodation which is not being met satisfactorily and that has created
an opportunity to yield great results for those who look to meet that demand with
quality property.
If you already own property in Australia, this might be the right time to re-invest
in your asset and make your long-term strategy really count for something. Adding
value to your existing portfolio combined with market growth can often have a
multiplying effect that will turbo charge your capital growth. That capital growth
represents equity which may increase your borrowing capacity and allow you to
improve or expand your holdings.
Remember, the success of your investment is largely determined by the amount of
time, money and effort you put into it. If a property is not maintained or improved,
it can stagnate in the rental market meaning that your rental income can decrease
and the type of tenant you attract can be less desirable.
Hopefully with the help of this guide, you will find a few ideas that will help maximise
your cash flow and your capital growth.
You will also learn to use resources like professional property management services,
property valuations or appraisals, market analysis, protecting your asset, playing
by the rules, using proper paperwork, conflict resolution and how to maximize your
profits and create a viable source of revenue for yourself in years to come.

www.jimbyrne.com.au
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To Let or Not to Let?
Leasing property can be a profitable endeavour,
but not everyone is up for it. I’m sure you have
heard the horror stories and seen the current
affair shows about the trashed house and
unpaid rent. Let me just say that protecting
your asset should be a part of any business
plan or investment strategy. Because Murphy’s
Law says that “if anything can go wrong it will
go wrong”. Specialist Land Lord insurance is
a no brainer if you’re going to invest hundreds
of thousands in a property it makes sense to
invest a few hundred dollars in the right kind
of protection.
The decision to choose to put your residential
property up for rent should be yours. If you
aren’t comfortable with it, there really is no
point in trying to pursue it. However, before
you turn your nose up, take a look at some of
the advantages which renting your property
may bring you.

Let me just say that
protecting your
asset should be a part
of any business plan or
investment strategy.

Easier and Simpler Start Up
It can often be easier to buy an investment property than it is to buy your own
home, because the addition of rental income and tax breaks may help to increase
your borrowing capacity on an investment property rather than your own residence.
As part of your journey as a property investor you need to avail yourself of the
services of professionals and one of the most important is a good finance broker. A
good broker will source the right loan for you and do it quicker and cheaper than
you could do it yourself. Get pre-approved for a loan before you start shopping.
Knowing in advance how much you can borrow helps refine your search criteria.
Houses, units and townhouses are generally favoured by lenders, in contrast to
other ventures, such as industrial, commercial and retail, because they usually
require a considerably higher initial investment and finding a new tenant for custom
buildings is normally a much longer process than finding one for a family home.
Commercial real estate can also become redundant as time moves on and business
processes change with improvement in technology, logistics and efficiency. Just
have a look at what’s happening now in suburbs that were manufacturing based
back in the 70’s & 80’s. How would you like to be trying to find a new tenant for
one of those old buildings today?

www.jimbyrne.com.au
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Faster Returns
In any kind of investment, you undertake, you have to pay attention to the time
it takes for the investment to start producing returns. With property, generally
a long term view is the best approach. However, some projects can yield returns
faster than others and location is a major component. A little known fact is that
the biggest drive for capital growth in an area is household income so when doing
your homework on you next property, investigate the demographics of your target
area and see if income is on the rise.
With residential leasing, you can cut down on time and gain healthy returns by ensuring
your property is attractive to your target tenant and ideal for the area demographic.

Tax Benefits
Unlike other investments, you may be able to write off expenses that you have
incurred as tax deductions. That may include any interest on mortgages, depreciation,
management fees, insurances, rates and other genuine costs associated with deriving
your income.
While this is generally the case, it doesn’t mean every single expense can be
claimed in the year of the expense, some items are what’s known as base cost or
establishment expenses and are calculated on disposal of the asset, also your tax
structure and other income will have an effect. So definitely consult your accountant
or tax professional.
Capital gains can affect your investment so it is something you should take the
time to learn about, follow this link to the ATO website on the subject.
https://www.ato.gov.au/GuideToCapitalGainsTax-redirect

www.jimbyrne.com.au
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When it comes to looking
after your property, you
may find that you are not
quite prepared to deal with
all the responsibilities that a
full time property manager
has too.”

Do It Yourself vs. A Professional Manager
Now initially, you may want to take on the role of property manager yourself. How
hard can it be? Right?
When it comes to looking after your property, you may find that you are not quite
prepared to deal with all the responsibilities that a full time property manager has too.
If anything goes wrong, you are expected to deal with it in a timely and effective
manor, and if you fail to step up, you could possibly end up losing a good tenant
and then have the expense and time wasted finding another one. But you must be
thinking, ‘How hard can it be? I can do it on my own, right?’
To give you a bit of an idea, the following are some of the responsibilities that a
property manager must fulfil successfully in order to attract and keep the ideal
tenants. You must ensure that every portion of the property is functional and you
have to make sure that it stays that way.

Collecting The Rent
As a property manager, you will be responsible for collecting the rent. However, your
responsibilities will also include determining the rent. To do that you need a good knowledge
of the market and understand competition from similar properties on offer in the area.

www.jimbyrne.com.au
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You will also need to understand the property market in your area and the best way
to attract the potential tenants. You will need to compete with similar properties
or risk your home laying vacant for longer than necessary.
Think about the financial outcomes when setting the rent. Although asking $10 a week
more than market might seem like a good idea, if the market rate is $400 per week
and it takes four weeks to achieve it. Then you stand the miss out on $1,600 trying
to gain a $10 per week premium. So if you eventually get the $400 after 4 weeks it’s
going to take about 120 weeks (that’s more than 2 years) to get to the same position
that you would be in if you had have reduced it to $390 and let it in week one.

The Security Bond
You will be responsible for collecting the first month’s rent and the bond. Usually
equivalent to one month’s rent. The Residential Tenancies Bond Authority (RTBA)
holds all Victorian residential tenancy bonds, including those on privately rented
premises, long-term caravans, rooming houses (buildings where one or more rooms
are available to rent, and four or more people in total can occupy those rooms) and
sites under site agreements.
The RTBA holds bonds in trust for landlords/agents and tenants, or owners and
residents, giving all parties equal say on how bonds should be repaid when a rental
agreement ends. Bonds are repaid either as agreed by the landlord/agent or tenant,
or owner or resident. If there is a dispute about how repayment is to be divided,
an application may be made to the Victorian Civil and Administrative Tribunal to
decide the matter. The RTBA processes all bond transactions on the day of receipt
if they come with a correctly completed form.
If a form has not been correctly completed, a rejection notice will be sent to the landlord/
agent. This notice will indicate the issues and possible remedies. Advice of the rejection
is also sent to tenants by SMS where a mobile telephone number has been provided.
Making sure the rent is collected in accordance with the lease agreement, and
checking funds have cleared. Over time, you may want or need to increase the rent.
You will be responsible for giving your tenants the required notice you must also
ensure the raise being introduced is fair and complies with legislation, and be able
to support it with evidence in the case of a dispute.

www.jimbyrne.com.au
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Managing Tenants
Apart from dealing with the rent and lodging the bond, you will also be responsible
for managing the tenants. As a property manager, addressing issues and complaints,
attracting more tenants and possibly serving notices for breaches, or notices to
vacate and in extreme cases seeking possession orders, is also your responsibility.

Notice to vacate
Removing a tenant from your property may not be a simple task. There are many
rules and regulations regarding that process and great care should be taken when
issuing breach notices or notices to vacate. VCAT takes a dim view of landlords
who incorrectly issue notices and treat tenants unfairly. There are many steps to
be taken in this process and accurate record keeping is a must. You will have to
provide evidence that you have followed due process when serving notice on a tenant.

Finding new Tenants
A property manager is also responsible for finding, qualifying and processing,
potential tenants when a property becomes vacant. Whether you choose to advertise
through the internet, print media, social media or other mediums, it is your job to
market your property in a manner that attracts the right tenants.
You will be responsible for highlighting the features and improvements of the
property that will help bring in more tenants for you to choose from. During this
time, you have to be ready and available to answer questions and queries
and show prospects through the property.

Screening of
potential tenants
is one of the most
critical steps in the
process.

www.jimbyrne.com.au
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Screening Potential Tenants
Once you have attracted your tenants, it will be time to start screening them.
Screening of potential tenants is one of the most critical steps in the process. Selecting
the right tenant will make for an enjoyable experience whereas selecting the wrong
tenant can end up like those episodes of current affairs I mentioned earlier.
Screening a tenant correctly is so important. It is through this process; you can
make sure they have the capacity to pay the rent on time every time. That they are
of good character and will not knowingly break the rules of your lease agreement.
Screening can be conducted by allowing tenants to complete applications with details
through which you can conduct checks for employment credit and rent history. Be
careful to comply with privacy laws. More information on that can be found here.
http://www.legislation.vic.gov.au

Leasing Information
Once you have selected the right tenant, you have to focus on the lease agreement.
It is your responsibility to set a lease period that is satisfactory to all concerned.
Including renewal options, payment intervals and methods and rent reviews,
whether pets or smoking in the home are permitted, garden maintenance, periodic
inspections and the like.
Under Victorian legislation you are required to hand the tenant a copy of the
consumer affairs publication “Renting a home, a guide for tenants”
http://www.consumer.vic.gov.au/library/publications/housing-andaccommodation/renting/renting-a-home-a-guide-for-tenants.pdf

Dealing with Complaints and Issues
Your tenants need to know where to turn to in the event of an incident concerning
the property. Incidents like accidental or malicious damage to persons or property,
break-in, fire, flood or storm damage, urgent repairs or mechanical breakdown. If
you are managing your own property it will be your responsibility to report criminal
activity or events that may give rise to an insurance claim to the responsible
authority and perhaps even deal with the insurance claim on the tenant’s behalf.

Your tenants need to know where to turn to in the event
of an incident concerning the property.
www.jimbyrne.com.au
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Maintenance & Repairs

(not to be confused with urgent repairs)
As the owner/ manager you will also be expected to handle any maintenance issues,
repairs or requests for anything affecting the property such as picture hooks, satellite
dishes, antennas and even disabled access. You will have to follow and enforce the
proper process for these issues in a timely fashion. “I haven’t got time” is the among
the most uttered phrase of self-managing landlords
Dealing with request for maintenance or
repairs in a proper and timely manner
can leave your tenants feeling satisfied
and happy. Not dealing with them may
leave them frustrated and angry.
On the other hand, if you are unsure how
to handle the issue, or just take your
sweet time to deal with a little problem,
your tenants will start to think that you
are simply indifferent towards them.
Over time, they can become dissatisfied,
and eventually will vacate the property
leaving you to start the whole process
again. Since the property belongs to the
landlord, a tenant cannot make changes to it, a fact that should be included in
the lease agreement. They cannot make any repairs on their own without prior
consent. A property manager is responsible for managing safety and functionality
of the property.
Repairs can include appointing plumbers, electricians, carpenters and other skilled
contractors, who are qualified and insured for the task.
You can read more about it here.
https://www.consumer.vic.gov.au/housing-and-accommodation/renting/during-alease-or-residency/repairs-maintenance-and-changes-to-the-property/urgent-repairs

Urgent Repairs are items like burst water pipes,
blocked toilets, power failures, failed cooking,
heating, hot waters appliance. These urgent repairs
are covered under the ACT and must be attended to
quickly or you run the risk of the tenant being legally with
in their rights to have it rectified and send you the bill.
www.jimbyrne.com.au
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Ingoing and outgoing condition reports
As a property manager, you will have to ensure protocol is being followed when the
tenant is moving in and again when they move out, because they will be expecting
the return of their bond. You will be responsible for detailing and keeping accurate
condition reports so as to be able to properly assess the condition of the property at
the start and end of each and every occupancy. Significant damage or unreasonable
wear and tear can affect the tenant’s right to a full refund of their bond. It may
require a hearing by VCAT to establish the landlord’s claim over the bond. This
will also fall to you to prepare and submit you case in front of the sitting member.
A sound working knowledge of the RTA (residential tenancies Act) is absolutely
critical here.
You will also have to be properly informed in order to deal with various situations
such as what to do if the tenant leaves without giving the required notice, or if they
sub-let without your knowledge.

Knowledge of Law (Landlord-Tenant)
A property manager should have extensive knowledge regarding landlord and tenant
regulations and know which “Acts” of parliament cover a given situation. Being
aware of these rules can ensure that you and your tenants are protected. There are
rules and regulations covering all manner of things including but not limited to,
privacy, security deposits, handling of disputes, insurance, damage, theft, accidents,
and quiet enjoyment of the property, carrying on of illegal activities, maintenance,
repairs and more. Being aware of these rules and regulations enables you to manage
your property in a business like and ethical manner.

Managing multi-unit complexes
Property managers of larger complexes or property buildings may
have to do a lot of additional work in relation to common property
and working with owner’s corporations. Sometimes, there are
issues regarding parking, garden maintenance, fire regulations
and health and safety requirements that would normally
fall to a strata manger but often tenants will rely on their
landlord or property manager to resolve the issue and a
good property manager will know how to go about dealing
with owner’s corporations.

www.jimbyrne.com.au
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Maintaining financial records
As a property manager, you will have to keep accurate records for, repairs made and
other expenses. Since the property is income producing its owner will be assessed for
taxes on that income. Keeping accurate records will make life easier come tax time.
Understanding the difference between a repair and an improvement is important
as repairs are deductable in the year of the expense and improvements may not be.
Your accountant will help you determine which expenses you can claim. However, a
professional property manager will provide a detailed income and expense statement
each month and again at the end of the financial year.

Rates and taxes
Apart from income tax a property owner may also be subject to land tax. The law
varies from state to state and it will depend on your own personal situation as to
how much if any land tax you will be liable for. You can find out more about land
tax from the State Revenue Office website http://www.sro.vic.gov.au/
Also be mindful of local council rates, water and sewerage rates. These are not
usually paid by the tenant unless there is a commercial lease in place. Under a
residential tenancy agreement, the tenant pays for water usage but the rates are
the landlord’s responsibility. A good property manager will have your rates notices
served directly to their office and ensure they are paid on time from the rental income.

Turning to the Professionals
Now that you have looked at just some of what a property manager does on a daily
basis, it may be a good time to consider enlisting the help of a professional.
Most real estate agencies provide property management services and when you
really look at it, who knows more about real estate than them? Their whole business
revolves around understanding, interpreting and knowing real estate, and knowing
how to present property to the market. Most agencies concentrate on sales for their
main source of income because that’s where the majority of money is earned. Not
all agencies operate that way. Our business is property management focused and
the sales are a service we offer our landlords,
investors and referred clients.
Some people may turn their noses up at the
thought of getting professionals. Why pay someone
else to do what you can do for no cost at all. Right?
Before you make your mind up though, you should
take the time to weigh the pros and cons of hiring
a property manager or doing things on your own.
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Weighing the Pros and Cons of Managing
Your Own Property
Let’s weigh the pros of managing your own first.
• Control
• No Middleman
• More money in your pocket
• Knowing your tenant first hand
• Keeping an eye on your investment
Here are a few of the pros:
• Control: No, not like a control freak. You will get to deal with your tenants
yourself, help to resolve their issues, build good relationships and be able to
keep an eye on your property.
• No Middleman: As soon as you face a problem, you can get it resolved
straight away the moment your tenant reports an issue you can be on to it.
Remember Urgent repairs have to be handled promptly or you risk the tenant
exercising their right to have it repaired and send you the bill.
• More money in your pocket: You won’t have to pay a middleman for
looking after your property. That’s more for you right? Just be certain you
are not taking time away from your usual source of income to spend time on
things you don’t know much about. Also be sure any tradie you have carry
out work on your property is correctly qualified and insured.
• Knowing your tenant first hand: Being on a first name basis has its
rewards but it also has its risks. While everything is running smoothly its
great but can you maintain that relationship if hardship strikes your tenant
or your circumstances change.
• Keeping an eye on your investment: Many first time investors feel an
emotional connection to their property and having an excuse to visit the
property is a wonderful thing in the early days, but it can lead to infringing on
the tenants right to quiet enjoyment of the property or worse, be interpreted
as harassment.

Those are a few of the pros of managing the property on your own.
Let’s take a look at the cons.
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• Finding tenants can be hard
• Qualifying tenants is a skill
• You need the time
• You have to get the paperwork right
• You have to deal with emergencies and urgent repairs
• You may have to deal with unpleasantness
• Insurance risk

Cons
• Finding tenants can be hard: You will have to work hard to market your
property and make it stand out in the crowd. Advertising on the major websites
is not cheap and is sometimes restricted to subscribers only.
• Qualifying tenants is a skill: how do you check a tenant’s financials and
rental history without access to the latest databases and be able to check
with their previous landlord or agent. Not all tenants tell the truth on the
application form.
• You need the time: You will have to be there in person to show the property.
It is not a guarantee that every person who views your property will choose to
rent it. You may often have a few no-shows as well which can be frustrating
to deal with when you have taken time out of your schedule to accommodate
them.
• You have to get the paperwork right: Once a tenant is approved, you
will have to deal with preparing the lease or have your solicitor do it. You
can download a generic one but these are limited. Special conditions maybe
included with them and you risk providing a defective document that may
not hold up in the event of legal action.
• You have to deal with emergencies and urgent repairs: When damage
occurs or repair needs to be made, you will be notified directly by the tenant
and that may even be in the middle of the night. You will be responsible for
finding a contractor to address the issue if required and you will have to let
the tenant know when they can expect the issue to be resolved.
• You may have to deal with unpleasantness: When people’s situation
change unexpectedly they can react differently to their usual self. Illness,
relationship breakdown or loss of income can dramatically change a person’s
demeanour. Having the skill to diplomatically deal with events like these is
one of the most valued skills of a professional property manager.
• Insurance risk: Some Landlord insurers do not cover self-managed property
unless the owner can demonstrate competency and a working knowledge of
the law regarding residential tenancy.
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Professional Property Managers
Appointing a professional property manager can allow you spend your time on the
things that matter to you and your family. The cost of a professional compared to
the perceived saving of doing yourself is really quite small in the overall scheme
of things. Somewhere in the vicinity of $25 - $50 per week is about what it costs
on the average four-bedroom home in our area. Now there are lots of variation to
that and your situation will be unique to you. Ask yourself “how much work am I
willing to do for around $5 a day.
The last coffee I bought was $4.50!
Professional property managers will advertise and market your property efficiently,
screen tenants, prepare leases, complete condition reports and periodic inspections.
Attend to maintenance and repairs and collect the rent on your behalf. Working
with your property manager means you won’t lose control of your property. In fact,
you will be in a superior position because you have all their resources and expertise
managing your asset while you concentrate on building up your equity and add
more property to your portfolio.
Good property managers are rare and they know their worth. If you hand a property
over that has issues you can count on it costing you more to knock it back into shape
than if you appoint a professional from the beginning. We call this our “Problem
management Service”

The Search for a Property Manager
If you choose to appoint a property manager, you might want to know a few things
about them. There are plenty of horror stories about poor property managers and it
is a stressful job with a high attrition rate. Good property managers are out there
and doing a fantastic job keeping
landlords and tenants working
together in harmony. The best are
usually referred by friends and family
and do little or no advertising. They
are the ones you want working with
you. So the best place to start is
asking the people you already know.
However, if that doesn’t work here are
a few tips to help with your search.
Everyone says they offer good service
but it can be hard to know if they really
do. Here’s a few good questions you
could ask your short listed managers.

www.jimbyrne.com.au

1300 720 765

18

How Many Properties Do They Manage?
This question can give you an idea of the quality of services you can expect. Good
property managers, who have the right tools, systems and procedures, can look after
between 80 to 120 properties on their own depending on how far apart they are, or
more with the help of an assistant. Some manage much more but have assistants for
lease preparation, property inspections, condition reports and business development.
You need to know your manager can cope comfortably with their work load. One of
the biggest complaints the industry gets is lack of communication and not returning
calls. That is normally due to being over worked in what is an already stressful
environment. The best of them are skilled negotiators and problem solvers, they
ask the right questions and are outcome focused.

Do They Own or Manage Their Own Rental Properties?
This can be a plus or minus, based on how you look at it. If a property manager
has their own rental properties, they could prioritize their property over yours.
On the other hand, this might also make them more knowledgeable and have true
empathy for you as a landlord.
A property manager that owns investments of their own will be better able to offer
advice regarding tenant selection, property maintenance and marketing. They will
also have an understanding of how important cash flow management can be to an
investor. They will also understand equity and capital growth.

How Often Do They Conduct
Property Inspections?
Routine inspections are one of the most
important duties of a property
manager. While they are only
permitted to inspect the property
twice a year under Victorian
state legislation, a good manager
will also do drive by inspection,
and if they notice anything out
of the ordinary, they can issue a
notice to enter the property for
the purpose of checking that the
lease agreement is being adhered
to. During routine inspections
your property manager can
check on maintenance items
as well as the condition of the
property and deal with any issues
concerning the tenant.
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Are They Tech Savvy?
The software available today allows us to manage
properties more efficiently and certain tasks can be
automated. Time saving devices such as smart phones
and tablets have brought efficiencies to the industry and
some software even allows the landlord to log in and
view statements, invoices, rates notices etc. The new
software packages make it simple to track income and
expenses and also assists with legal compliance of handling trust moneys. Software
can and has made the administration of tenancies more streamlined and allows staff
to process more work than the previous paper based methods we used. Software
designed specifically to manage a large rent roll is not cheap and requires training
and maintenance. But nothing can replace the skill of an experienced property
manager when it comes to assessing the suitability of tenants and landlords, and
heading off conflicts and disputes before they become an issue.

How Do They Deal with Rent Payments?
A property manager is responsible for collecting the rent from the tenants in
accordance with the lease agreement. That could be weekly, fortnightly or monthly.
That rent is then held in trust for the benefit of the landlord and is disbursed at the
landlord’s direction. So ask them if they have their own Statutory Estate Agents
Trust Account and do they accept cash, cheque, direct deposit or other methods of
payment and how often do they pay the landlord their portion of the rental income?
Do they pay maintenance and repair invoices on the landlord’s behalf and if they
do, do they charge extra for that?
Handling money under trust is serious business and Estate Agents are required to
have their Trust Accounts independently audited annually.

How Much Do They Charge?
Fees and charges are negotiable and you will see management fees advertised as
low as 4% and as high as 25% in Victoria. There are many reasons for the large
variation between the lowest and highest fees. If you just want someone to collect
the rent and pay your share into a bank account then you can expect to pay minimal
fees. If you do your own maintenance and repairs or are a builder for instance you
may only want the services of a manager to do tenant selection and ensure the laws
are adhered to. At the other end of the scale if your property is a holiday rental and
requires constant hands on attention, you would expect to pay much more. So it’s
not just a matter of calling local managers and asking who has the cheapest rate.
You need to delve much deeper than that. What do you want from your manager?
Are the fees fixed or can they be tailored to suit your individual circumstances?
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What qualifications do they have?
In Victoria you must be licensed to act on behalf of another person or entity to sell,
lease or manage real estate. That may be as a licensed estate agent or as an agent’s
representative.
It is an offence for an estate agent to allow or help a non-license holder to use their
license to act as an estate agent. Examples of licence lending include a principal
agent or officer in effective control allowing:
1. An agent’s representative to manage a principal office or to control and supervise
an estate agency business
2. A receptionist, who is not an agent’s representative, to negotiate the sale or
lease of a property.
An agent found guilty of licence lending may have their licence cancelled and be
disqualified either temporarily or permanently from holding a licence, along with
other penalties. Apart from holding the correct license, do they undertake ongoing
training? The REIV (Real Estate Institute of Victoria) has a requirement for it
members to obtain Continuing Personal Development as part of the membership.
They also require Licenced Agents to hold the correct professional indemnity
insurance. They are also required to have a sound working knowledge of the laws
pertaining to the industry.
Does your potential manger continue to learn? Are they a member of the REIV? Do
they attend regular training and career advancement courses?

Organizational Skills
Whether a property manager is looking after numerous properties or just a few,
they should be able to demonstrate great organizational skills. These skills enable
property managers to multi-task. It would be a very rare occasion that a property
manager had only one task on their plate at any given moment. Normally they are
handling move ins or move outs, routines, arears, maintenance, connection issues,
applications, reference checks, generating new business and much more. Having
systems and clear policies and procedures is place in the sign of an effective manager.

Attention to Detail
A good property manager pays attention to all the little details in order to ensure
the tenants and landlords are happy and the property is well-maintained. Small
issues that are noticed and managed early help reduce the need for expensive repairs
and avoid dangerous situations in the long run. Accurate paperwork is a must and
any good property manager should be able to provide you with sample documents.
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Good communicator
Being a good communicator is another important quality for a property manager,
usually evident when you first meet them. A good conversationalist understands the
give and take in a conversation, and they actually listen to what is being said and
can usually find a solution to any problem they might encounter while managing
your property. There will be times when a call to address a late rent payment or
unsatisfactory behaviour will have to be made. Handled in the right way those calls
can bring a situation back under control quickly. Handled in the wrong way they
can create angst and ill feeling. There may be occasion to draft a letter or email
addressing an issue. That too is an art that can be very useful. You will usually get a
feel for your property manager’s communication skills the first time you speak. But if
it’s not obvious, ask them question about how they would handle conflict or arrears.

You and your tenants
Both tenants and landlords have obligations. It’s not a one-way street where the
tenant is subordinate to the landlord. Many Tenants are property owners too, around
18% of tenants are also landlords. Both parties need to uphold their end of the deal.
The landlord provides a property in a certain condition that the tenant pays to enjoy.
The tenant pays rent as agreed under a contract called a lease agreement. As with
any other contract you are obliged to hold to your end of it. Breaches in that contract
or more often perceived breaches are where more disputes arise than anywhere else.
Therefore, the more specific your agreement is the less likely it is to be miss
interpreted. An example is that if your condition report says “ Bed 1 - clean an tidy”
and there is no specific detail such as Bed 1- Clean & tidy apart from a small stain
on the carpet near the door” with a photo attached. You may be leaving yourself
open to disputes at the end of your next tenancy.
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Tenant’s Obligations
While the tenant has the right to enjoy all the facilities available in the property in
peace and privacy, they do have to fulfil certain obligations. When living in rented
premises, apart from paying the rent, tenants are also responsible for the utilities
they use such as water, gas and electricity.
Some tenants will want, cable TV, internet and telephone. These are all at the
tenant’s expense unless the landlord has agreed to pay for these facilities as part
of the lease agreement. It is always good practice to have any such agreement in
writing to avoid any future complications and confusions. In Victoria the legislation
for residential tenancy agreements is quite onerous and a clear understanding of
the ACT is a must for anyone managing those properties. A lot of time is lost by
landlords and tenants at VCAT through misunderstanding or misinterpreting their
rights and obligations. A good working knowledge of the relevant legislation will
ensure agreements are structured correctly in the first place and adherence to those
agreements is maintained.

Tenant’s obligations include but are not limited to:
•

Pay rent on time and in accordance with the lease.

•

Advise the landlord/ agent if there may be a problem paying on time.

•

Keep the property clean and tidy.

•

Maintain the gardens.

•

Avoid disturbing their neighbours.

•

Inform management as soon as any repairs are required or damages are
discovered.

•

Advise the landlord/ agent of any change in occupancy.

•

Not to sub-let the property without consent of the landlord.

•

Not use the property for unlawful activity.

•

To insure their contents.

•

Take all personal belongings with them when they leave.

•

Leave the property clean and tidy when moving away.

•

Return all the keys/ remote (in working order) to the landlord/agent.

•

Not damage the premises (intentionally or through carelessness).

•

Have more people living with them than mentioned on the lease.

•

Conduct renovations, additions or modifications, change locks, fixtures or
any other. features without prior written consent from the owner.
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Landlord’s Obligations
Landlords’ obligations include but are not limited to:
•

Always apply and adhere to the Residential tenancies ACT 1997.

•

Maintain the building in the order it was provided (save reasonable wear &
tear).

•

Keep all appliances in working order.

•

Replace defective appliance as soon as possible.

•

Keep the property safe for the tenant’s use.

•

Comply with health and safety regulations.

•

Provide the tenant with a lease in the prescribe form.

•

Provide a condition report in the required timeframe.

•

Lodge the bond with the RTBA in the required timeframe.

•

Allow the tenant quiet enjoyment of the property.

•

Not to attend the property unannounced.

•

Provide any notice in writing in the prescribe form and timeframe.

•

Deal with urgent repairs as required by legislation.

•

Deal with non-urgent repairs in a timely manor.

Although some landlords will be experienced enough and have the free time to
manage property without the help of a professional, it’s not for everyone. A full
time property manager has the tools, systems and procedures to find the right
tenant, draw up the right agreements, collect the rent and maintain the property
and relationships of all concerned.
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Creating a Win-Win Relationship with Your Tenant
The best advice you could receive regarding property management is deliver what
you promise and don’t promise what you can’t deliver.
If the property you have on offer is 30 years old and needs new floor coverings, paint
and appliances. Don’t advertise it as “Luxury living”. On the other hand, if you are
offering a central CBD luxury penthouse you better expect the likely tenant will
be fussy and will definitely not tolerate broken promises.
It’s just common sense really but people live where they live for many reasons
and that might include, work, family, health or affordability. So when you provide
accommodation to meet those needs keep in mind that physical property (buildings)
deteriorate over time. So if your maintenance schedule is a bit haphazard a new
building can quickly become less desirable.
If you are a serious long term investor you will understand that constantly maintaining
and improving your property keeps it fresh and attractive to the market thereby
earning more money for you for longer and provides more attractive accommodation
to the tenants for longer.

Learning to Maximise Your Returns
Now everyone says that investing in real estate is profitable. How do you know you
are making a profit and how can you keep pushing that profit margin higher? As
with any investment opportunity, you have to be able to maximise your returns.
If you are new to rental property investments, what does maximising your returns
even mean? Well, the first thing you need to do is measure the returns your property
is generating. This also helps highlight if your property is growing the way you
want it to grow.
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The (ROI) Return on investment
Now, the first thing you have to do is find out the return on investment or the ROI
of your property. The ROI is used to determine how effective the money you put
into the property is proving.
While there are plenty of software packages which can help you find this out
automatically, you can easily do it yourself by applying a simply formula, which is:

(Gains on investment – Cost of investment) ÷ Initial cost of investment = ROI

Example:
Your rental property brings in around $20,000 per year but it should also increase
in value. This is what’s referred to as capital growth or capital gain.
Gains on Investment: say $20,000 rental income and say $24,000 capital
growth
Total gain for the year = $ 44,000
Less all the costs of holding, maintaining and managing that investment.
Cost of Investment: say $15,000
Total: $44,000 - $15,000 = $29,000 nett gain
Now, you have to divide the net gain by the cost of your property.
For example: if you bought the property for $400,000.
$29,000 ÷ $400,000 = 0.0725 or 7.25% R.O.I
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Increasing Your ROI = Maximising Your Returns
Once you understand where you are with your investments it’s easier to implement
strategies that will help increasing your R.O.I.
As time goes by your investments return should grow exponentially. For example,
if your rental income increases slightly each year say 3% and your cost increase
with inflation at say the same 3% and your capital gain averages out at a modest
say 6% look what happens over time?

EXAMPLE ONLY:
Year

Assett value

capital gain

6% pa growth

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

400,000
424,000
449,440
476,406
504,991
535,290
567,408
601,452
637,539
675,792
716,339
759,319
804,879
853,171
904,362
958,623
1,016,141
1,077,109
1,141,736
1,210,240

rent

total gain

3% pa growth

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

24,000
25,440
26,966
28,584
30,299
32,117
34,044
36,087
38,252
40,547
42,980
45,559
48,293
51,190
54,262
57,517
60,968
64,627
68,504
72,614

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

20,000
20,600
21,218
21,855
22,510
23,185
23,881
24,597
25,335
26,095
26,878
27,685
28,515
29,371
30,252
31,159
32,094
33,057
34,049
35,070

less costs

Nett gain

R.O.I

3% pa growth

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

44,000
46,040
48,184
50,439
52,810
55,303
57,926
60,685
63,588
66,643
69,859
73,244
76,808
80,561
84,513
88,677
93,063
97,683
102,553
107,685

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

15,000
15,450
15,914
16,391
16,883
17,389
17,911
18,448
19,002
19,572
20,159
20,764
21,386
22,028
22,689
23,370
24,071
24,793
25,536
26,303

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

29,000
30,590
32,271
34,048
35,927
37,914
40,015
42,236
44,586
47,071
49,700
52,480
55,422
58,533
61,825
65,307
68,992
72,891
77,016
81,382

7.25%
7.65%
8.07%
8.51%
8.98%
9.48%
10.00%
10.56%
11.15%
11.77%
12.42%
13.12%
13.86%
14.63%
15.46%
16.33%
17.25%
18.22%
19.25%
20.35%

Improving your property with additional features like BBQ areas pergolas, sheds,
paving, extra bedrooms, bathrooms or car spaces will help increase both your rental
income and your capital gain. Which in turn will improve your R.O.I
Always keep in mind not to over capitalize and provide property that appeals to
the core demographic of the area. There is no point having a 50 square palace in
an area that requires 2 bedroom flats.
Try your best to keep your property well-maintained, looking good, introduce facilities
which are sought after and actually add value for the user.
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Mistakes Which Can Cause Low ROI
The ROI is affected by the property itself. Based on its condition, your ROI may
increase or decrease over time. However, sometimes, you may unknowingly contribute
to lowering your property’s ROI through a few silly mistakes. The following are
some that should be avoided:

Poor Tenant Selection
Be careful when you select your tenant. Choosing the first one that applies for
your property because you fear the home being left vacant and you with no rental
income can often lead to rash decisions and proper due diligence. Your selection
needs to ensure their capacity to pay the rent on time every time and it also needs
to establish their character and historical performance on any previous leases they
have been party to.

Not treating it like a business
Sometimes referred to as nice guy syndrome, a real rookie mistake is for new property
owners to lease their investment to friends or family, believing they are doing a
good thing and that because they know the person, they will be a better tenant.
On the other hand, those tenants might believe since they know you, you won’t
mind if they are a little slack in paying the rent when it’s due or if they make a few
little improvements without your knowledge. It can also make it hard to be firm or
assertive with them if and when things get grey.
Property owners who fail to treat their real estate investment like business can
lower their own ROI, without knowing it. Being a nice guy often ends in tears for
both parties. Over the years I have witnessed firsthand the breakdown of long
standing relationships because someone did the right thing and someone else took
advantage of them.

Ignoring Repairs
The old saying a stich in time saves nine has never been truer than with property.
A small leak left unattended can lead to major structural damage and that flicking
light that you’ll get to one day has seen whole properties burn to the ground.
Leaving repairs and maintenance too long can not only be disastrous, it can make
your property less attractive thereby appealing to a less desirable tenant, which
in turn leads to more wear and tear and more repairs and maintenance and less
capital growth and a lower rent return, which in turn leads to a lower R.O.I
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Poor location choice
The locality of your property can also affect your ROI.
Choosing a property in a less desirable neighbourhood may mean you pay less getting
into the market. But it could mean having to deal with issues like vandalism, theft
and other annoyances. Poor location choices can also make your property harder to
rent and tenant’s may move out more frequently because an area is unsafe or not
well serviced by school’s, shops and transport. Paying less usually means selling
for less when the time comes. The exception to that is re-gentrification suburbs
where older property is being redeveloped and infrastructure is being provided or
improved. That’s a whole other topic (maybe for another book).

Getting the Paper Work Right
In Victoria, the Residential Tenancies Act specifies what paperwork and in which
format it needs to be used when leasing residences. The temptation for owners to
let friends or family move in on a handshake and sort the paperwork out later has
led to many a day at VCAT.
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It is an offence to have a lease in place without lodging a bond with the authority in certain
circumstances. It is also an offence not to provide your tenant with certain documents.
When filling out the paperwork make sure you get at least 100 points of I.D so the names
on the agreement are legally correct. Also make sure you know exactly who will be
residing in the property you should run checks on every one on the lease. Applications,
privacy statements, leases, special conditions and condition reports should be diligently
completed and supported with photos and copies of documents where possible. Special
conditions should be written in accordance with legislation and accepted in writing.
Apart from the initial paperwork, it is good practice to keep accurate records of
conversations, requests, work orders, insurances, rates and invoices. Having accurate
documents will also make your accountants job easier, which will save you money.
Being slack with the paperwork can affect your R.O.I.

Conflict Resolution
Conflicts can, and do, arise no matter how hard you try to keep everyone happy.
Sometimes things just don’t go according to plan.
When people interact there may be times that personalities clash or someone’s
situation has unexpectedly changed causing them to react out of character. Whatever
the reason, when conflict arises its important you know how to deal with it
Property managers are the first port of call when things go wrong. Dealing with
emotions, like anger, stress, sadness or bitterness is a skill most good property
managers develop through experience rather than necessity.
Conflicts can occur between tenants in the same lease, between tenants and
neighbouring properties, between tenant and landlord, tenant and property manager,
property manager and landlord and a host of other possibilities.
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Be quick to identify the cause of the conflict. It can be a single reason or it can be a
number of reasons, ranging from playing loud music, noisy or vicious pets, parking
in neighbouring driveways, not maintaining gardens, parking on lawns, leaving
rubbish lying about etc.
Sometimes the reason can be petty, and resolved with a quick phone call or email
reminding the parties of their obligations. But in other instance it may be a
serious conflict that poses a threat to a person or property and may require police
intervention. Regardless of the nature of the conflict it must be dealt with quickly
and diplomatically.
A skilled negotiator can resolve most conflicts with a win - win outcome and will
keep accurate records of the incident and follow up periodically with the concerned
parties to ensure al remains well. A good property manager will have a complaints
procedure in their lease agreements and maintain a complaints file.

Things to Keep in Mind
• Don’t take sides.
• Deal with disputes quickly.
• Keep calm.

• Treat people the way you would
like to be treated.
• Keep accurate records.

• Ask for evidence.

• Use facts not opinions to
determine outcomes.

• Have resolutions agreed to in
writing.

• Stay within the limits of your
expertise and experience.

• Be fair to all parties.

• Seek professional help if all else
fails.
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Protecting Your Investment
As an investor you need to keep your properties in good shape both physically and
financially. The better your property is, the better your return will be.
Part of any good investment strategy is to plan for the unexpected.
Storm damage, flood, fire, vandalism, accidental damage and other catastrophes
are real and happen to people every day. The stories you see on the nightly news
are for the most part true.
You can’t predict events such as these but you can prepare for them. Having the
right kind of insurance and the right amount of cover is good business practice.
Beware though! All insurance is not the same. There are companies that cater
specifically for the landlord market and include cover for loss of rent, lock out and
malicious damage in their policies.
Do your homework when it comes to buying insurance. There are enormous differences
in policies and premiums. But as a rule of thumb, good landlord cover should cost you
around one weeks rent per year. And good building cover around 2 weeks rent. Once
again a professional Property manager should be able to suggest a few alternatives.

Do your homework when it comes to buying insurance.
There are enormous differences in policies and premiums.
www.jimbyrne.com.au
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Risk Management Plan
Apart from having the right insurance, having a rainy day plan makes sense. Some
events may not warrant an insurance claim but may still leave you with a cash flow
problem. Such as a longer than expected gap between tenancies.
Set yourself a goal early in your investment journey to build up an amount of money
that you can call on when cash flow slows or even stops. Some investors have steady
streams of income from several sources and can offset one against another, and
some investors live on a knifes edge, balancing every last cent and the stress to
them is like adrenalin.
Only you will know what that figure needs to be in order for you to be comfortable
with your strategy. Build up a reserve as quick as you can and have it where it
can be accessed on short notice.

Use Professionals When Needed
Surround yourself with a team that you can turn too when needed. That team
should include.

A property manager: To take care of the day to day transactions.
A Finance broker: To get you the funds when needed.
A solicitor: To help with the legal stuff.
An accountant: To maximise your returns.
A financial planner or advisor: To plan your strategies in to the future.
An insurance broker: To cover your investments and you and your family.

Increasing Equity by Improving Your
Property
Improving a property in most cases improves its value.
Nonetheless, it can be time-consuming and expensive to do major renovations
like extensions or kitchen and bathroom upgrades. However, if your property is in
reasonably good shape, and you are looking for less time-consuming ways to make
your property appear fresh and brand new, there are certain small makeovers and
tweaks you can turn to.
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A Fresh Coat of Paint
This is one of the simplest ways to
make any room or area appear brand new.
Adding a new coat of paint gives a room back its
brightness a cleanliness. A good tip with paint is to spend that little
bit extra for a good quality washable paint.
When it comes to colours, try stay with neutral tones. Certain shades
of lavender, grey, and mauve, or cream can give the area a calm aura
and a soothing appeal without looking too dull. You may be tempted to
liven up the living space with yellow, red or another bright colour, but keep in mind
those colours may not always appeal to everyone.
A neutrally-painted wall will go with most furniture and occupants can easily add
colour with accessories such as cushions, paintings and small decorative items.
When it comes to the exterior, it is important to stay on top of painting, especially
timber doors, windows and facia. If you let them go too long, it can be a lot more
work to bring them back including sanding, filling and replacing water damaged
sections. An often overlooked area of a home is the roof. Re-panting or rejuvenating
the roof can add years to its life and thousands to its value.

Renovating the Kitchens and Bathrooms
A larger improvement such as renovating the bathrooms or the kitchen of a
property can also add significantly to its value and increase its rental income. If a
total renovation is out of your budget, there are simple things you can do such as
painting the cabinet doors. Replacing benchtops or new appliances that will also
add value and appeal to your property.
Updating water fixtures such as toilet suites, vanity bowls taps and handles, and shower
screens can also be relatively inexpensive improvements. The kitchen is the heart of most
Australian homes so if it is fresh and inviting it will attract more tents at higher prices.
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Upgrade the Flooring
If your property has hardwood floors, take advantage of them by getting them
sanded and polished. Many older properties have genuine hardwood floors covered
by mouldy old carpets.
Revitalising the floors can be an amazing asset that adds significant value to a
property. Carpets are relatively cheap when you consider a room of reasonably good
quality carpet costs less the $900 dollars and lasts for about 15 years
Tiled floors are a good option, in wet areas such as the kitchen, bathrooms and
laundry but can be a bit cold in living areas and too many tiles can give a feeling
of dampness or dullness to a home.
Other options that you can use include floating floors which include, laminate, timber
veneer or even bamboo. Try keep to the lighter tones of timber though. Bamboo is
very hard wearing and easy to maintain.

Spend some time in the garden
Street appeal or first impressions are a major factor in property presentation.
Overtime gardens can become overgrown and that can reduce the street appeal
of the property. Take the opportunity between tenancies to get in there and trim
back or even replace the wild looking plants and top dress the lawns, attend to the
weeds and wash down paved areas.
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Although most tenants are looking for low maintenance gardens, you don’t really
want it growing out of control with native shrubs and trees. When planning your
garden makeover think of who will likely be living there. Will it be a young family
that would get use from a grassed rear yard, or an older family that might appreciate
a BBQ area?
If your property has a pool or spa, you might be wise to have a professional pool
maintenance company take care of it as part of your rental package. That way
the tenant will be happier and your asset will last longer. Poor maintenance can
dramatically reduce the life of pumps, filters and even the pool itself.

Conclusion
We hope that with the help of this eBook, we were able to shed some light
on the topic of rental properties and property managers.
Managing a property can be tricky business and there may be times when
you feel like you are way out of your depth. With a great property manager
by your side, you will find the journey an enjoyable one and perhaps buy
another property and continue to expand your dreams.
Best of luck to you and we are only a phone call or a mouse click away if
you need help.
Sincerely
Jim Byrne
www.jimbyrne.com.au
1300 720 765
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