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Welcome To The Elders Albury/Wodonga Monthly
Newsletter
We would like to take this opportunity to wish you and your family a
very Merry Christmas and all the best for a safe and happy new year.
We have enjoyed working with you over the last 12 months and look
forward to working with you further whether it be managing your
property, selling your home, or helping you find your ideal property.

Please note that our office will be closed form midday on December 24th 2015 and will re-open
January 4th 2016.

For the kids—please have a look at the back page of the
newsletter for our annual Christmas colouring in competition.
Entries close December 21st with winners to be announced on
December 23rd.
One gold class movie pack to be won! Good luck!
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What Happens When You Buy A Tenanted Property?
An empty house and a new set of keys awaits most home buyers at settlement. But some will inherit a
tenant and a house full of somebody else’s belongings.
Buying a property with existing tenants can present a dilemma
to home buyers keen to move into their dream home.
However there are options to make life easy for both parties.
The first step is finding what kind of lease is in place, says
buyers advocate Nicole Jacobs.
“There are two types of leases – periodic or month by month
and fixed term lease agreements where the tenant signs up to a
specified time to lease the property with a start and an end date,” she says.
“When a fixed term tenancy agreement comes to an end, they sometimes roll over into periodic tenancy
agreements where the tenant pays on a monthly basis.”
Before they purchase a property, home buyers are entitled to know what type of lease is in place and this
information can be found in the vendor’s statement.
If a periodic lease exists, the landlord can give the tenant 60 days notice to vacate. The notice can be issued
during the settlement period or before the property is sold.
But the same terms don’t apply if a tenant is bound by a fixed term agreement, says Jacobs.
“The landlord cannot break the lease of the tenant and this lease will follow with the property,” she says.
“When the new owner has settled they then take the rent. The agreement between the tenant and the new
owner is documented on the lease agreement to reflect this.”
From settlement, the tenant’s rental payments will be paid to the new property owner. Updates to the lease
agreement including the new landlord and payment details can be made with the existing property manager,
who will also notify the relevant state bond authority.
New owners have the right to change property
managers or manage it themselves, but must inform the
tenant and update these details on the lease. Landlords
are also entitled to raise rents, but only at the end of a
fixed lease and they must give tenants on either type of
lease 60 days notice.
While tenancy laws differ from state to state, there is
room for tenants and landlords to make mutually
beneficial arrangements, says property advisor Toni
Planinsek.
“If the tenant knows you want to move in you can
negotiate to pay for some of their moving fees or final
rent payments,” she says.
Source—www.realestate.com.au
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The difference in tax depreciation between
old & new properties
A common mistake many investors make is thinking that their older property isn’t eligible for tax
depreciation. However, there are many cases in which you can still make a claim.
Take a look at the difference in depreciation between old and new properties, and discover how an older
property could still save you money.
Types of depreciation
A common question asked by investors is “can my older property still get depreciation?” The short answer is
very likely yes. While it’s true that newer properties will generally give you more depreciation for the simple
fact that they’re newer and cost more to build, older properties still offer many significant tax benefits for
investors.
For starters, there are two different types of depreciation deductions:
- The Capital Works deduction.
- The Plant and Equipment deduction.
The Capital Works deduction refers to the long-lasting, structural items of a property – such as your
concrete floors, walls and roof. The Plant and Equipment deduction covers the removable items within a
property, such as the water heater, carpets, stoves, blinds and curtains.
Depending on the age of your property, you may be able to claim one or both types of deductions.
Dates matter for depreciation
While most properties do qualify for some level of depreciation, there are some important dates to keep
mind. In particular, the Capital Works deduction only applies to residential properties built after 15
September 1987, so in order to claim this deduction, a property needs to have been built (or renovated)
after this date.
The Capital Works deduction lets you claim 2.5% of the actual construction costs of a property at the time it
was built, for up to 40 years. For example, if your investment property was built in 2000 with a structural cost
of $400,000, you’ll get a 2.5% deduction worth $10,000 each year for up to 40 years from the time it was
built, or until 2040.
So, if you’re lining up two houses next to each other to buy – one built in 1986 and the other built in 1988,
and all other things being equal – you should consider buying the house built in 1988 because you can still
claim a percentage of the building allowance deduction.
Deductions for properties built before 1987
What if your investment property was built prior to 1987? Does that mean you can’t claim anything under the
Capital Works deduction? Not necessarily.
Because the Capital Works deduction covers the structural items of a property, this also includes any
renovations done to the property after 15 September 1987. Older properties, especially now, are being
renovated. So even though a building may be older than 1987 it may still have years of renovation-related
depreciation left, which can be claimed at the regular Capital Works 2.5% annual rate.
There’s also the Plant and Equipment deduction, which is not related to the age of your property, but to the
items themselves. With many common household items having an effective life span of 10 years or more,
the savings can be substantial. The key is to understand which items in your property still have value, and to
not be too hasty in throwing them away.
Getting the right advice
When it comes to older investment properties, the question isn’t whether a property will qualify for
depreciation, but rather how much it will qualify. That’s why it’s important to seek out the right advice. With a
few photos and some basic questions, a qualified quantity surveyor can easily give you an estimate on your
property’s available deductions.
With most reputable quantity surveyors offering a money-back guarantee on their services, it pays to get the
right advice on your older investment property.
Read more at http://www.bmtqs.com.au/
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How much Life Insurance do you really need?
You might think that in the event of your death, the repayment of your debts and a little extra for the family is
enough for your needs.
There are many more factors you should consider when you think about the amount of cover you need.
You should think about the immediate cash needs of your family (eg funeral costs, debts), and you should
also consider the long term, sustainable income needs. What about education costs for your children, or
ongoing income requirements for your spouse – particularly if they have been relying on your income in the
past?
The calculated need for cover can then be reduced by the assets you
have. For example, you might have funds in superannuation or some
investments which could be sold in the event of your death. You probably
have some life insurance held within your superannuation fund.
The cost of the cover is often a deciding factor for some people, when
deciding on their level of cover. If the cost of cover is prohibitive, there
may be some compromises required (eg selling off more assets to lower
the cover amount, or factoring in a shorter term ongoing income for the
family)
Your adviser can help steer you to a level of cover which meets your
needs and your budget.
Whatever insurance you have in place, it is important to review your
cover against your needs on a regular basis.
For an obligation free discussion with our Financial Planner to review your requirements, please
phone Ray at Elders Financial Planning Albury on 0260420141 or email ray.mitchell@elders.com.au

Tip Vouchers
Are you a landlord and have received your latest rates notice with your tip vouchers attached? Don’t file them
away, pay the bill and throw them out or just plain forget about them!
Send them in to your property manager and they will put them in your file to be used
by your tenants.

We have so many tenants that love to clean up the garden and house to keep things
all neat and tidy for the owner, come in to pick up a tip voucher only to find that we
don’t have one for them. This can be disappointing and disheartening to people that
try to do the right thing in their property.
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When renting a home unfortunately things sometimes break but what exactly is considered as

Urgent Repairs?
The Residential Tenancies Act 1997 distinguishes between urgent and non-urgent repairs. If a tenant or
resident requests urgent repairs, the landlord or owner must respond immediately. View the full list
of Urgent repairs in rental properties below.
All repairs are the landlord or owner’s responsibility, but if
the tenant or resident caused the damage, the landlord or
owner can ask them to arrange or pay for repairs.
Set procedures must be followed when dealing with
urgent or non-urgent repairs. Tenants and residents must
continue paying rent even when they are waiting for
repairs to be done.
Landlords and owners also have a responsibility to
respond to all repair requests promptly as it is the
landlord’s duty to ensure the property is maintained in
good repair. It is important for the landlord/owner and
tenant to communicate all information about repairs in
writing, and to keep copies for future reference.

Urgent repairs in rental
properties
If a tenant or resident requests urgent repairs, the landlord or owner must respond immediately.
Urgent repairs are:
 burst water service
 blocked or broken toilet system
 serious roof leak
 gas leak
 dangerous electrical fault
 flooding or serious flood damage
 serious storm or fire damage
 failure or breakdown of any essential service or appliance provided by a landlord or agent for hot
water, water, cooking, heating, or laundering
 failure or breakdown of the gas, electricity or water supply
 any fault or damage in the premises that makes the premises unsafe or insecure
 an appliance, fitting or fixture that is not working properly and causes a substantial amount of water to
be wasted
a serious fault in a lift or staircase.
If you would like any further information on urgent repairs please contact a member of our property
management team or visit www.consumer.vic.gov.au
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Welcome to the team—

Tamara Andrew
Property Manager/Finance Officer
Tamara rejoins the team at Elders Residential, Albury bringing with her a
wealth of experience having worked in many facets of the real estate industry.
Tamara enjoys the pace and adversity of real estate and property
management and looks forward to the day to day challenges the role brings.
Professional in all aspects of her work, Tamara works hard to ensure
outstanding results for landlords and tenants alike and with her strong work
ethic and team involvement we are pleased to welcome Tamara back to the
Albury Residential Team.

Homes For Sale
17 Waratah Way, Wodonga —$279,000
Solidly constructed and nicely presented in a tightly-held estate, this lovely
home offers an appealing blend of quality, size and location. With fresh
paint throughout and new carpets in the master bedroom and oversized Lshaped lounge and dining rooms, it features 4 large bedrooms, with the
master also having a WIR and ensuite, plus a large study / 5th bedroom.
You also get a generous family meals area, large kitchen, and a huge
outdoor entertaining area flowing from the meals area complete with a
servery from the kitchen and flyscreened all round – picture those summer
get-togethers in here! There’s also a large backyard with room for a shed
courtesy of the flat 751m2 block, double garage, low maintenance gardens,
and proximity to schools, transport, shopping, medical and sporting
facilities all add up to make a genuine family-orientated home. For you
intelligent investors, projected rent is $335 / week.
Call now for your inspection.
6 Maygar Avenue, Wodonga —$399,000
With features that will appeal to every member of the family this
immaculately presented 4 bedroom plus study home boasts ducted heating
& cooling with a 5.8 star rating. The wide tiled entry leads to formal lounge
and open plan living, master chef kitchen with stainless steel appliances,
adjoining dining and family room opening to undercover entertaining area.
The 4 bedrooms all have built in robes with walk in robes with walk through
robe to master, stunning ensuite and generous study which could also be
used as a 5th bedroom. Magnificent storage including walk in pantry and
linen cupboard, double remote garage with internal and rear yard access
and fully landscaped private rear yard.
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