
Nieuvision - Adelaide

PROPERTY INVESTMENT CASH FLOW ANALYSIS - FIRST YEAR
12-Jan-2016

Prepared for:
Consultant:

Property: Ann St
Description:

Investment Cost
Purchase price 390,000
Purchase costs 15,830
Loan costs 1,820
Total investment cost 407,650

Loan Details
Initial cash invested 0
Initial loan amount (total cost + any additional loan – cash invested)407,650
Loan type I/O (5.00%)
Interest payments 20,383
Total loan payments 20,383
Closing loan balance 407,650

Property Income and Expenditure
Rental income 18,855
Rental expenses 4,222
Net rental income (rent retained – expenses paid) 14,633

Pre-Tax Cash Flow (net rent – loan payments) -5,749

Tax Deductions
Cash deductions 

Loan interest 20,383
Rental expenses 4,222

Non-Cash Deductions
Depreciation – Building ($210,000 @ 2.50%) 5,250
Depreciation – Furniture, fixtures & fittings 3,564
Loan cost write-off ($1,820 over 5 yrs) 364

Total Tax Deductions 33,783

Tax Credit Calculation
Current taxable income 65,000
Rental income 18,855
Total income 83,855
Deductions claimed  (adjusted for NANE income) 33,783
New taxable income 50,073
Current tax (on 65,000) 13,947
New tax (on 50,073) 8,573
Tax savings (current tax - new tax) 5,374
Tax credits 5,374

Annual after-tax investment  (pre-tax cash flow + tax credit) $375
Weekly after-tax investment $7
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Disclaimer: Note that the computer projections listed above simply illustrate the outcome
calculated from the input values and the assumptions contained in the model. Hence the
figures can be varied as required and are in no way intended to be a guarantee of future
performance. Although the information is provided in good faith, it is also given on the basis
that no person using the information, in whole or in part, shall have any claim against
Nieuvision - Adelaide, its servants, employees or consultants..

 

Tabulated breakdown of items contributing to first year cash flow

INVESTMENT COST

Purchase price 390,000
Purchase costs 15,830
Loan costs 1,820
Total investment cost $407,650

Purchase Costs

Conveyancing costs: 0
Govt. Stamp duty: 15,830
Total Purchase costs: $15,830

Loan Costs

Mortgagee's solicitor's fees: 1,000
Valuation fees: 300
Registration of mortgage: 230
Registration of title: 115
Search fees: 175
Total loan costs: $1,820

FINANCE

Initial cash invested 0
Initial loan amount (total cost + any additional loan – initial cash) 407,650
Loan type I/O (5.00%)
Interest payments 20,383
Total loan payments $20,383
Closing loan balance 407,650

Initial Investment & Loan Amount

Investment Loan Total Cost
Property cost: 0 390,000 390,000
Renovation costs: 0 0 0
Purchase costs: 0 15,830 15,830
Furniture costs: 0 0 0
Loan costs: 0 1,820 1,820
Totals: $0 $407,650 $407,650
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Loan Details

Loan type: I/O Yrs 1-40
Interest rate (yr 1) (%) 5.00
Loan amount($): $407,650
Loan costs (written off over 5 yrs): $1,820
Monthly payment: $1,699
Annual payment: $20,383

PROPERTY INCOME & EXPENDITURE

Rental income 18,855
Gross yield (rental income/property value) 4.83%
Rental expenses 4,222
Net rental income (rent retained – expenses paid) 14,633
Net yield (net rental income/property value) 3.75%

Rental Income
Rent per week: 370
Potential annual rent: 19,240
Vacancy rate: 2.00%
Annual rent: $18,855

Rental Expenses

Regular Expenses:
Agent's commission (7.70%): 1,452
Letting fees: 370
Rates: 1,000
Insurance: 500
Maintenance: 300
Body corporate: 600

Total regular expenses: 4,222
Special expenses: 0
Total expenses: $4,222
Regular expenses as % of annual rent: 21.94%
Net yield or Capitalisation rate: 3.75%

PRE-TAX CASH FLOW

Item Cash Amount
Rental income 18,855
Rental expenses 4,222
Loan interest 20,383
Principal payments 0
Cash investments 0
Pre-tax cash flow (year 1) -5,749
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TAX DEDUCTIONS

Cash deductions 
Loan interest 20,383
Rental expenses 4,222

Non-Cash Deductions
Depreciation – Building ($210,000 @ 2.50%) 5,250
Depreciation – Furniture, fixtures & fittings 3,564
Loan cost write-off ($1,820 over 5 yrs) 364

Total Tax Deductions $33,783

Depreciation on the building (Capital allowance)

Property value: 390,000
Depreciable amount: 210,000
Depreciation allowance rate (%): 2.50
Depreciation claim: $5,250

Depreciation of fittings (diminishing value method)

Item Value Effective Life Depreciation
(yrs)

General fittings 9,198 10.00 1,840
Low-value pool 9,198 4.00 1,725
Total $18,396 $3,564

 TAX CREDIT CALCULATION

Current taxable income 95,000
Rental income 18,855
Total income 113,855
Deductions claimed  (adjusted for NANE income) 33,783
New taxable income 80,073
Current tax (on 95,000) 16,344
New tax 10,970
Tax credit (new – current tax) 5,374

 AFTER-TAX CASH FLOW

Annual after-tax investment  (pre-tax cash flow + tax credit) $375
Weekly after-tax investment $7
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CASH FLOW PROJECTIONS

To estimate future cash flows, assumptions have been made with regard to change
over time in rental income, rental expenses and taxable income.  Rental income is
assumed to increase at 2.50% per year from year 1.  Rental expenses are assumed
to increase at 2.50% per year from year 1.

Cash flow items Initial 1yr 2yr 3yr 5yr 10yr
Rental income 18,855 19,327 19,810 20,813 23,548
Cash invested 0 0 0 0 0 0
Principal payments 0 0 0 0 0
Interest payments 20,383 20,383 20,383 20,383 20,383
Rental expenses 4,222 4,327 4,436 4,660 5,273
Pre-tax cash flow 0 -5,749 -5,383 -5,008 -4,230 -2,107

Tax deductions 33,783 34,598 33,361 32,094 32,205
Tax credits 5,374 5,498 4,854 3,985 3,039
After-tax cash flow 0 -375 115 -154 -245 932
Cost /(income) per week 7 (2) 3 5 (18)
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Cash flow projections over 25 years

Year Rental Loan Rental Pre-tax Tax credit After-tax
income payments expenses cash flow cash flow

$0 $0
1yr $18,855 $20,383 $4,222 $-5,749 $5,374 $-375
2yr $19,327 $20,383 $4,327 $-5,383 $5,498 $115
3yr $19,810 $20,383 $4,436 $-5,008 $4,854 $-154
4yr $20,305 $20,383 $4,546 $-4,624 $4,369 $-255
5yr $20,813 $20,383 $4,660 $-4,230 $3,985 $-245
6yr $21,333 $20,383 $4,777 $-3,826 $3,536 $-290
7yr $21,866 $20,383 $4,896 $-3,412 $3,257 $-155
8yr $22,413 $20,383 $5,018 $-2,988 $3,033 $45
9yr $22,973 $20,383 $5,144 $-2,553 $2,835 $282

10yr $23,548 $20,383 $5,273 $-2,107 $3,039 $932
11yr $24,136 $20,383 $5,404 $-1,651 $2,539 $888
12yr $24,740 $20,383 $5,539 $-1,182 $2,466 $1,284
13yr $25,358 $20,383 $5,678 $-702 $2,328 $1,626
14yr $25,992 $20,383 $5,820 $-210 $2,133 $1,923
15yr $26,642 $20,383 $5,965 $294 $1,935 $2,229
16yr $27,308 $20,383 $6,114 $811 $1,733 $2,544
17yr $27,991 $20,383 $6,267 $1,341 $1,526 $2,867
18yr $28,690 $20,383 $6,424 $1,884 $1,314 $3,198
19yr $29,408 $20,383 $6,585 $2,441 $1,096 $3,537
20yr $30,143 $20,383 $6,749 $3,011 $873 $3,884
21yr $30,896 $20,383 $6,918 $3,596 $645 $4,241
22yr $31,669 $20,383 $7,091 $4,195 $411 $4,606
23yr $32,461 $20,383 $7,268 $4,810 $172 $4,982
24yr $33,272 $20,383 $7,450 $5,440 $-74 $5,366
25yr $34,104 $20,383 $7,636 $6,085 $-326 $5,759
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Who pays the cost (1st year)?

You
2%

Tenant
77%

Taxman
22%

Projections over 25 years

Year Interest Rental Total Rent Tax credit Cash
costs expenses cost (tenant) (taxman) (you)

1yr $20,383 $4,222 $24,604 $18,855 $5,374 $375
2yr $20,383 $4,327 $24,710 $19,327 $5,498 $-115
3yr $20,383 $4,436 $24,818 $19,810 $4,854 $154
4yr $20,383 $4,546 $24,929 $20,305 $4,369 $255
5yr $20,383 $4,660 $25,043 $20,813 $3,985 $245
6yr $20,383 $4,777 $25,159 $21,333 $3,536 $290
7yr $20,383 $4,896 $25,279 $21,866 $3,257 $155
8yr $20,383 $5,018 $25,401 $22,413 $3,033 $-45
9yr $20,383 $5,144 $25,526 $22,973 $2,835 $-282

10yr $20,383 $5,273 $25,655 $23,548 $3,039 $-932
11yr $20,383 $5,404 $25,787 $24,136 $2,539 $-888
12yr $20,383 $5,539 $25,922 $24,740 $2,466 $-1,284
13yr $20,383 $5,678 $26,060 $25,358 $2,328 $-1,626
14yr $20,383 $5,820 $26,202 $25,992 $2,133 $-1,923
15yr $20,383 $5,965 $26,348 $26,642 $1,935 $-2,229
16yr $20,383 $6,114 $26,497 $27,308 $1,733 $-2,544
17yr $20,383 $6,267 $26,650 $27,991 $1,526 $-2,867
18yr $20,383 $6,424 $26,807 $28,690 $1,314 $-3,198
19yr $20,383 $6,585 $26,967 $29,408 $1,096 $-3,537
20yr $20,383 $6,749 $27,132 $30,143 $873 $-3,884
21yr $20,383 $6,918 $27,300 $30,896 $645 $-4,241
22yr $20,383 $7,091 $27,473 $31,669 $411 $-4,606
23yr $20,383 $7,268 $27,651 $32,461 $172 $-4,982
24yr $20,383 $7,450 $27,832 $33,272 $-74 $-5,366
25yr $20,383 $7,636 $28,019 $34,104 $-326 $-5,759
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Cumulative projected income and expenses over 25 years

Year Rent Tax credits Cumulative Interest Rental Cumulative
(tenant) (taxman) income cost expenses expenses

1yr $18,855 $5,374 $24,229 $20,383 $4,222 $24,604
2yr $19,327 $5,498 $49,054 $20,383 $4,327 $49,314
3yr $19,810 $4,854 $73,718 $20,383 $4,436 $74,132
4yr $20,305 $4,369 $98,392 $20,383 $4,546 $99,061
5yr $20,813 $3,985 $123,189 $20,383 $4,660 $124,104
6yr $21,333 $3,536 $148,058 $20,383 $4,777 $149,263
7yr $21,866 $3,257 $173,181 $20,383 $4,896 $174,542
8yr $22,413 $3,033 $198,627 $20,383 $5,018 $199,943
9yr $22,973 $2,835 $224,435 $20,383 $5,144 $225,469

10yr $23,548 $3,039 $251,022 $20,383 $5,273 $251,124
11yr $24,136 $2,539 $277,697 $20,383 $5,404 $276,911
12yr $24,740 $2,466 $304,903 $20,383 $5,539 $302,833
13yr $25,358 $2,328 $332,589 $20,383 $5,678 $328,893
14yr $25,992 $2,133 $360,714 $20,383 $5,820 $355,096
15yr $26,642 $1,935 $389,291 $20,383 $5,965 $381,443
16yr $27,308 $1,733 $418,332 $20,383 $6,114 $407,940
17yr $27,991 $1,526 $447,849 $20,383 $6,267 $434,590
18yr $28,690 $1,314 $477,853 $20,383 $6,424 $461,397
19yr $29,408 $1,096 $508,357 $20,383 $6,585 $488,364
20yr $30,143 $873 $539,373 $20,383 $6,749 $515,496
21yr $30,896 $645 $570,914 $20,383 $6,918 $542,796
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22yr $31,669 $411 $602,994 $20,383 $7,091 $570,270
23yr $32,461 $172 $635,626 $20,383 $7,268 $597,920
24yr $33,272 $-74 $668,825 $20,383 $7,450 $625,753
25yr $34,104 $-326 $702,602 $20,383 $7,636 $653,771


