
Nieuvision - Adelaide

PROPERTY INVESTMENT CASH FLOW ANALYSIS - FIRST YEAR
19-Feb-2016

Prepared for:
Consultant:

Property: Pimpima
Description: 3 Bed

Investment Cost
Purchase price 575,000
Purchase costs 25,312
Loan costs 1,320
Total investment cost 601,632

Loan Details
Initial cash invested 0
Initial loan amount (total cost + any additional loan – cash invested)601,632
Loan type I/O (4.71%)
Interest payments 28,337
Total loan payments 28,337
Closing loan balance 601,632

Property Income and Expenditure
Rental income 26,754
Rental expenses 5,635
Net rental income (rent retained – expenses paid) 21,119

Pre-Tax Cash Flow (net rent – loan payments) -7,218

Tax Deductions
Cash deductions 

Loan interest 28,337
Rental expenses 5,635

Non-Cash Deductions
Depreciation – Building ($287,500 @ 2.50%) 7,188
Depreciation – Furniture, fixtures & fittings 4,263
Loan cost write-off ($1,320 over 5 yrs) 264

Total Tax Deductions 45,686

Tax Credit Calculation
Current taxable income 80,000
Rental income 26,754
Total income 106,754
Deductions claimed  (adjusted for NANE income) 45,686
New taxable income 61,068
Current tax (on 80,000) 19,147
New tax (on 61,068) 12,532
Tax savings (current tax - new tax) 6,615
Tax credits 6,615

Annual after-tax investment  (pre-tax cash flow + tax credit) $603
Weekly after-tax investment $12
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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 575,000
Purchase costs 25,312
Loan costs 1,320
Total investment cost $601,632

Purchase Costs

Conveyancing costs: 720
Govt. Stamp duty: 21,765
Other costs: 2,827
Total Purchase costs: $25,312

Loan Costs

Mortgagee's solicitor's fees: 500
Valuation fees: 300
Registration of mortgage: 230
Registration of title: 115
Search fees: 175
Total loan costs: $1,320

FINANCE

Initial cash invested 0
Initial loan amount (total cost + any additional loan – initial cash) 601,632
Loan type I/O (4.71%)
Interest payments 28,337
Total loan payments $28,337
Closing loan balance 601,632

Initial Investment & Loan Amount

Investment Loan Total Cost
Property cost: 0 575,000 575,000
Renovation costs: 0 0 0
Purchase costs: 0 25,312 25,312
Furniture costs: 0 0 0
Loan costs: 0 1,320 1,320
Totals: $0 $601,632 $601,632
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Loan Details

Loan type: I/O Yrs 1-40
Interest rate (yr 1) (%) 4.71
Loan amount($): $601,632
Loan costs (written off over 5 yrs): $1,320
Monthly payment: $2,361
Annual payment: $28,337

PROPERTY INCOME & EXPENDITURE

Rental income 26,754
Gross yield (rental income/property value) 4.65%
Rental expenses 5,635
Net rental income (rent retained – expenses paid) 21,119
Net yield (net rental income/property value) 3.67%

Rental Income
Rent per week: 525
Potential annual rent: 27,300
Vacancy rate: 2.00%
Annual rent: $26,754

Rental Expenses

Regular Expenses:
Agent's commission (7.70%): 2,060
Letting fees: 525
Rates: 1,750
Insurance: 500
Maintenance: 800

Total regular expenses: 5,635
Special expenses: 0
Total expenses: $5,635
Regular expenses as % of annual rent: 20.64%
Net yield or Capitalisation rate: 3.67%

PRE-TAX CASH FLOW

Item Cash Amount
Rental income 26,754
Rental expenses 5,635
Loan interest 28,337
Principal payments 0
Cash investments 0
Pre-tax cash flow (year 1) -7,218
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TAX DEDUCTIONS

Cash deductions 
Loan interest 28,337
Rental expenses 5,635

Non-Cash Deductions
Depreciation – Building ($287,500 @ 2.50%) 7,188
Depreciation – Furniture, fixtures & fittings 4,263
Loan cost write-off ($1,320 over 5 yrs) 264

Total Tax Deductions $45,686

Depreciation on the building (Capital allowance)

Property value: 575,000
Depreciable amount: 287,500
Depreciation allowance rate (%): 2.50
Depreciation claim: $7,188

Depreciation of fittings (diminishing value method)

Item Value Effective Life Depreciation
(yrs)

General fittings 11,000 10.00 2,200
Low-value pool 11,000 4.00 2,063
Total $22,000 $4,263

 TAX CREDIT CALCULATION

Current taxable income 80,000
Rental income 26,754
Total income 106,754
Deductions claimed  (adjusted for NANE income) 45,686
New taxable income 61,068
Current tax (on 80,000) 19,147
New tax 12,532
Tax credit (new – current tax) 6,615

 AFTER-TAX CASH FLOW

Annual after-tax investment  (pre-tax cash flow + tax credit) $603
Weekly after-tax investment $12
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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 26,754 27,423 28,108 29,531 33,412
Cash invested 0 0 0 0 0 0
Principal payments 0 0 0 0 0
Interest payments 28,337 28,337 28,337 28,337 28,337
Rental expenses 5,635 5,776 5,920 6,220 7,037
Pre-tax cash flow 0 -7,218 -6,690 -6,149 -5,026 -1,962

Tax deductions 45,686 46,676 45,211 43,728 44,116
Tax credits 6,615 6,791 6,082 5,272 4,175
After-tax cash flow 0 -603 101 -67 246 2,213
Cost /(income) per week 12 (2) 1 (5) (43)
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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 $26,754 $28,337 $5,635 $-7,218 $6,615 $-603
2yr $27,423 $28,337 $5,776 $-6,690 $6,791 $101
3yr $28,108 $28,337 $5,920 $-6,149 $6,082 $-67
4yr $28,811 $28,337 $6,068 $-5,594 $5,618 $24
5yr $29,531 $28,337 $6,220 $-5,026 $5,272 $246
6yr $30,270 $28,337 $6,376 $-4,443 $4,911 $468
7yr $31,026 $28,337 $6,535 $-3,845 $4,652 $807
8yr $31,802 $28,337 $6,698 $-3,233 $4,322 $1,089
9yr $32,597 $28,337 $6,866 $-2,605 $4,012 $1,407

10yr $33,412 $28,337 $7,037 $-1,962 $4,175 $2,213
11yr $34,247 $28,337 $7,213 $-1,303 $3,331 $2,028
12yr $35,104 $28,337 $7,394 $-627 $3,059 $2,432
13yr $35,981 $28,337 $7,579 $66 $2,785 $2,851
14yr $36,881 $28,337 $7,768 $776 $2,506 $3,282
15yr $37,803 $28,337 $7,962 $1,504 $2,220 $3,724
16yr $38,748 $28,337 $8,161 $2,250 $1,928 $4,178
17yr $39,716 $28,337 $8,365 $3,014 $1,629 $4,643
18yr $40,709 $28,337 $8,574 $3,798 $1,322 $5,120
19yr $41,727 $28,337 $8,789 $4,601 $1,009 $5,610
20yr $42,770 $28,337 $9,008 $5,425 $688 $6,113
21yr $43,840 $28,337 $9,234 $6,269 $359 $6,628
22yr $44,936 $28,337 $9,465 $7,134 $21 $7,155
23yr $46,059 $28,337 $9,701 $8,021 $-325 $7,696
24yr $47,210 $28,337 $9,944 $8,930 $-679 $8,251
25yr $48,391 $28,337 $10,192 $9,862 $-1,043 $8,819
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Who pays the cost (1st year)?

You
2%

Tenant
79%

Taxman
19%

Projections over 25 years

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

1yr $28,337 $5,635 $33,972 $26,754 $6,615 $603
2yr $28,337 $5,776 $34,113 $27,423 $6,791 $-101
3yr $28,337 $5,920 $34,257 $28,108 $6,082 $67
4yr $28,337 $6,068 $34,405 $28,811 $5,618 $-24
5yr $28,337 $6,220 $34,557 $29,531 $5,272 $-246
6yr $28,337 $6,376 $34,712 $30,270 $4,911 $-468
7yr $28,337 $6,535 $34,872 $31,026 $4,652 $-807
8yr $28,337 $6,698 $35,035 $31,802 $4,322 $-1,089
9yr $28,337 $6,866 $35,203 $32,597 $4,012 $-1,407

10yr $28,337 $7,037 $35,374 $33,412 $4,175 $-2,213
11yr $28,337 $7,213 $35,550 $34,247 $3,331 $-2,028
12yr $28,337 $7,394 $35,731 $35,104 $3,059 $-2,432
13yr $28,337 $7,579 $35,915 $35,981 $2,785 $-2,851
14yr $28,337 $7,768 $36,105 $36,881 $2,506 $-3,282
15yr $28,337 $7,962 $36,299 $37,803 $2,220 $-3,724
16yr $28,337 $8,161 $36,498 $38,748 $1,928 $-4,178
17yr $28,337 $8,365 $36,702 $39,716 $1,629 $-4,643
18yr $28,337 $8,574 $36,911 $40,709 $1,322 $-5,120
19yr $28,337 $8,789 $37,126 $41,727 $1,009 $-5,610
20yr $28,337 $9,008 $37,345 $42,770 $688 $-6,113
21yr $28,337 $9,234 $37,571 $43,840 $359 $-6,628
22yr $28,337 $9,465 $37,801 $44,936 $21 $-7,155
23yr $28,337 $9,701 $38,038 $46,059 $-325 $-7,696
24yr $28,337 $9,944 $38,281 $47,210 $-679 $-8,251
25yr $28,337 $10,192 $38,529 $48,391 $-1,043 $-8,819



Nieuvision - Adelaide Page 8

0 1 2 3 4 5 6 7 8 9 10
0.00

10.00

20.00

30.00

40.00

50.00

60.00

70.00

80.00

90.00

100.00

Year from purchase

(%) Who pays the costs (10 years)

Tenant (85%)
Taxman (15%)

You (0%)

Average contribution (10 years)

Tenant

85%

Taxman

15%



Nieuvision - Adelaide Page 9

0 5 10 15 20 25
0

200,000

400,000

600,000

800,000

1.000m

Year from purchase

($) Cumulative Income & Expenses

Cumulative Income Cumulative Expenses

Cumulative projected income and expenses over 25 years

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

1yr $26,754 $6,615 $33,369 $28,337 $5,635 $33,972
2yr $27,423 $6,791 $67,583 $28,337 $5,776 $68,085
3yr $28,108 $6,082 $101,773 $28,337 $5,920 $102,342
4yr $28,811 $5,618 $136,202 $28,337 $6,068 $136,747
5yr $29,531 $5,272 $171,006 $28,337 $6,220 $171,304
6yr $30,270 $4,911 $206,187 $28,337 $6,376 $206,016
7yr $31,026 $4,652 $241,865 $28,337 $6,535 $240,888
8yr $31,802 $4,322 $277,989 $28,337 $6,698 $275,923
9yr $32,597 $4,012 $314,598 $28,337 $6,866 $311,126

10yr $33,412 $4,175 $352,185 $28,337 $7,037 $346,500
11yr $34,247 $3,331 $389,764 $28,337 $7,213 $382,051
12yr $35,104 $3,059 $427,926 $28,337 $7,394 $417,781
13yr $35,981 $2,785 $466,692 $28,337 $7,579 $453,697
14yr $36,881 $2,506 $506,079 $28,337 $7,768 $489,801
15yr $37,803 $2,220 $546,102 $28,337 $7,962 $526,100
16yr $38,748 $1,928 $586,778 $28,337 $8,161 $562,599
17yr $39,716 $1,629 $628,123 $28,337 $8,365 $599,301
18yr $40,709 $1,322 $670,154 $28,337 $8,574 $636,212
19yr $41,727 $1,009 $712,890 $28,337 $8,789 $673,338
20yr $42,770 $688 $756,349 $28,337 $9,008 $710,683
21yr $43,840 $359 $800,547 $28,337 $9,234 $748,254
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22yr $44,936 $21 $845,504 $28,337 $9,465 $786,055
23yr $46,059 $-325 $891,238 $28,337 $9,701 $824,093
24yr $47,210 $-679 $937,769 $28,337 $9,944 $862,374
25yr $48,391 $-1,043 $985,117 $28,337 $10,192 $900,903


