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Top 10 Tax Tips for Property 
Owners and Investors 

  

Tax officials are warning property claims will be a prime focus 
because of the boom in home offices, increased property 
investment and the impact of COVID-19 on rental claims. 

Here are some of the top tips offered by experts based on the 
key areas being targeted by the Australian Taxation Office. 

 
1. Declare full income on investment and rental 
properties 

Many of the more than 1.8 million Australians owning 
investment properties have had their income disrupted as 
governments imposed tough rental restrictions because of 
the impact of the pandemic. 

ATO assistant commissioner Tim Loh says that means 
investment property owners’ income might have fallen as 
tenants negotiated lower rents or waived payments. 

Loh urges declaration of income from all real estate sources, 
such as rent from sharing part of the main home and holiday 
homes and record use of accommodation share platforms, 
such as Airbnb. 

 
2. Avoid mates’ rates 

Investors can claim a deduction only for the period the 
property is rented or is genuinely available for rent. 

That means the Tax Office will monitor claims of full 
ownership for a partly-owned property. That includes owners 
who charge so-called mates’ rates rather than market rates 
and rent for only part of the year but claim the full year. 
 
“Don’t include properties that are rented out to friends or a 
family at discounted rate,” says Mark Chapman, director of 
tax for H&R Block. 

 
“This is regarded as a non-commercial rental. The income will 
still be taxable but you’ll only be able to claim deductions up 
to the annual amount of rent you have received. Also, you 
won’t be able to make a loss. That’s not a desirable outcome 
if you were relying on negative gearing.” 
 

3. Don’t claim deductions for newly purchased 
properties 

Investor lending has gone through the roof, according to 
comparison website RateCity. More than $9 billion of loans 
have been issued since May, the highest since June 2015 and 
more than double the value in May last year when COVID-19 
was in its early stages. 

But investors cannot claim deductions for newly purchased 
rental properties. 

“The costs to repair damage and defects existing at the time 
of purchase, or the costs or renovation, cannot be claimed 
immediately,” says Chapman. 

“These costs are deductible instead over a number of years 
or added to the cost base of the property for capital gains tax 
purposes. Expect to see the ATO checking such claims and 
pushing back against claims that do not stack up.” 

Owners can start making claims at the end of the first year of 
ownership. 
 

4. Don’t use redraw facilities on investment mortgages 
for personal use 

The ATO will monitor redraw facilities on investment 
mortgages that are being used for personal use, such as 
buying a car. A redraw facility is a loan feature that allows the 
drawback of additional payments made on the loan. 

In addition, don’t claim excessive interest expenses, such as 
where the property owners have tried to claim borrowing 
costs on the family home as well as their rental property. 
 

5. Avoid incorrectly apportioning rental income 

Don’t incorrectly apportion rental income and expenses 
between owners, such as where deductions on a jointly-
owned property are claimed by the owner with the higher 
taxable income, rather than jointly. 
 

6. Avoid claims for properties not genuinely available 
for rent 

If you own a holiday home and don’t rent out the property, 
don’t include anything relating to that property in your tax 
return until you sell it, says the ATO. 

The Tax Office has its eye on these scenarios: 

*  properties not advertised on a widely seen online site 
*  properties that are poorly maintained 
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*  homes purportedly for rent but with unreasonable  
    conditions, such as “no children”, or exorbitant rents. 
*  properties that turn away reasonable tenants. 

Ken Fehily, a director of tax consultancy Fehily Advisory, says 
the ATO has comprehensive data-matching capabilities to 
check on claims. He adds: “The data the ATO now receives 
from so many sources, and not just government agencies, is 
mind-bogglingly massive.” 

 

7. Remember to claim the home office 

The ATO’s Loh says the number of people claiming working 
from home expenses last year jumped by more than one-
third to 4.42 million as COVID-19 resulted in record numbers 
working from home offices or make-shift work spaces, such 
as kitchen tables. 

There are three ways for calculating home office expenses: 

The temporary shortcut method, available for the entire 
financial year, enables an all-inclusive claim of 80¢ per hour. 
It covers working from home expenses, such as phone, 
internet, gas for heating and cooling, lighting and equipment. 
Those claiming do not need a dedicated work area but must 
keep a record of the number of hours worked from home 
using a diary or timesheet. 

A fixed rate of 52¢ an hour. This is for those with a dedicated 
workspace, such as a home office. It does not include phone, 
internet or computer consumables or the decline in value of 
technology equipment. “You can only claim what is used in 
work-related activities,” says Loh. For example, claims for 
internet usage should cover time spent on the office 
computer, not watching Netflix. 

“Actual cost method”, which means using expenses to work 
out a deduction on costs for everything from cleaning to 
computers. “This is more complicated and requires keeping 
of good records of expenses,” says Loh. 

 

8. Don’t forget depreciation 

Depreciation is the natural wear and tear of property and 
assets over time. It is the second-largest tax deduction 
available for investment property owners after loan interest, 
says Bradley Beer, chief executive of BMT Tax Depreciation. 

“An investor buying a four-bedroom house for $750,000 
could expect a first-year deduction of more than $16,000, 
while the cumulative five-year deductions should be around 
$67,000,” Beer says. 

“A second-hand, two-bedroom unit purchased for $550,000 
can still result in a first-year depreciation deduction of more 
than $6500 and cumulative five-year deductions of over 
$27,000,” he says. 

 
9. Be careful with records 

Keep accurate, contemporaneous records of income and 
expenses. The information must not be changed, or 
damaged, and must be kept for five years. They must be 
either in English or easily translated. The ATO recommends 
taking a picture of receipts to protect from loss or damage. 

10. Don’t claim expenses for visiting rental properties 

Mum and dad property investors are not allowed to claim the 
costs of travel to inspect a rental property or carry out 
repairs. 

Accountplan has been helping their clients manage the tax 
arrangements for investment properties for nearly 40yrs, a 
meeting with one of our team is as easy as calling us on 07 
3883 8999. 

Source: AFR 
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11 Tax Facts About 
Superannuation 

  

Compared to other investment structures, super is widely 
considered to be one of the most tax-effective investment 
structures available from a wealth accumulation and cash 
flow generation perspective. Although not a comprehensive 
list, below are 11 of the top tax facts about super. 

Super investment structure 

When investing via super, it’s important to understand that 
there is an accumulation phase and a retirement phase. From 
a life stage perspective: 

• Accumulation phase generally coincides with the 
time in your life where contributions are being made 
to your super, and you are accumulating wealth via 
these contributions and investment 
earnings. Nearing retirement, some of us may 
commence a transition to retirement income stream 
(TRIS). 

• Retirement phase generally coincides with the time 
in your life where you are using the wealth you have 
accumulated to help fund your retirement lifestyle 
via either a retirement income stream, lump sum 
withdrawals, or a combination of both. 

With the above in mind, from a tax perspective, the tax facts 
listed below are grouped according to their relevance to each 
phase. For example, the tax facts regarding contributions are 
underneath the title ‘Super (accumulation phase)’, as 
contributions can’t be made to a super account in retirement 
phase. 

 

 

 
Super (accumulation phase) 

1. Investment earnings in your super. Investment income is 
generally subject to a maximum of 15% tax. And, capital 
gains on assets held for longer than 12 months receive a 1/3 
(33%) tax discount, which effectively reduces the tax rate to 
10%. 

2. Concessional (pre-tax) contributions to your super. The 
amount contributed is reduced by a tax of 15% (contributions 
tax). When considering salary sacrifice and personal 
deductible contributions (types of concessional 
contributions), this tax of 15% may be lower than 
your marginal tax rate. Please note: 

a) If you have income and concessional contributions 
totalling more than $250,000, you can pay an 
additional 15% tax (called Division 293 tax) on some 
or all of your concessional contributions. 

b) If you have adjusted taxable income of $37,000 or 
less, you may be eligible to receive the low-income 
super tax offset (up to $500). 

c) Making concessional contributions to pay for 
premiums for certain insurance held through super 
can reduce contributions tax. 

3. Non-concessional (after-tax) contributions to your super. 
The amount contributed isn’t reduced by a contributions 
tax. Please note: 

a) If you have total income less than $54,837, you may 
be eligible to receive the Government co-
contribution (up to $500). 

b) If you make a spouse contribution (i.e. non-
concessional contribution to your spouse’s super), 
you may be eligible to receive the spouse 
contribution tax offset (up to $540). The receiving 
spouse’s income must be less than $40,000. 
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4. Insurance in your super. Your super fund trustee can 
generally claim the insurance premiums as a tax deduction, 
reducing the tax paid by your super fund trustee on your 
concessional contributions and super earnings. The tax saving 
is often rebated to your super account, effectively reducing 
the premium cost by 15%. 

5. Saving for a home deposit via your super. If you make 
voluntary contributions, you may be eligible to withdraw all 
or part of these contributions plus associated earnings for use 
as a deposit via the First Home Super Saver Scheme. Please 
note: 

a) The maximum amount that can be withdrawn is 
$15,000 of voluntary super contributions per 
financial year made since 1 July 2017 (up to a total 
of $30,000 across all years). The amount that can be 
withdrawn is 100% of eligible non-concessional 
contributions, 85% of eligible concessional 
contributions, plus 85% of associated earnings. Tax is 
payable on the associated earnings and concessional 
contributions portion of the withdrawal (taxed at 
marginal tax rates, including the Medicare Levy, less 
a 30% tax offset). 

6. Small business capital gains tax (CGT) concessions. If you 
are considering selling a small business or the assets it uses, 
you may be eligible for CGT concessions that help reduce the 
taxable capital gain associated with the sale, and build your 
super retirement nest egg in the process. Please note: 

a) You may be able to contribute amounts from the 
CGT 15-year asset exemption and retirement 
exemption to your super, without using your non-
concessional contributions limits. 

7. Pension payments from your super. Pension 
payments from an accumulation phase transition to 
retirement income stream (TRIS) are generally tax-free if you 
are aged 60 or over. If you are under age 60, the taxable 
portion of pension payments is taxed at your marginal tax 
rate, less a 15% tax offset. 

Super (retirement phase) 

8. Investment earnings in your super. Investment income and 
capital gains are generally tax-exempt. Please note: The 
transfer balance cap, which is currently set at $1.6 million 
(indexed) per person, limits the amount of super benefits 
that can be transferred to retirement phase. 
 
9. Pension payments from your super. Pension 
payments received from a retirement income stream (eg 
account-based pension or retirement phase TRIS) will be tax-
free to you if you are aged 60 or over at the time of receiving 
the pension payment. 
 

 

 
Super (accumulation or retirement phase) 

10. Lump sum withdrawals from your super. Any lump sum 
withdrawals made after 60 years of age are generally tax-
free. If you make a lump sum withdrawal and you are aged 
between preservation age and 60, the taxable component of 
the lump sum is taxed as follows: 

a) The amount up to the low rate cap amount 
(currently $215,000) is tax-free. 

b) The amount above the low rate cap amount is taxed 
at 15% (plus the Medicare Levy). 

11. Passing away and your super: 

a) A death benefit lump sum paid to a nominated 
beneficiary who is a tax dependant is received 
entirely tax-free. If the beneficiary is a tax non-
dependant, then any tax-free component is tax- 
free, but the taxable component is taxed at 15% 
(taxed element) or 30% (untaxed element), plus the 
Medicare Levy. 

b) Income payments from a reversionary death benefit 
income stream paid to a nominated reversionary 
beneficiary who is an eligible pension recipient 
dependant are received entirely tax-free if you or 
the reversionary beneficiary are aged 60 years or 
over at the time of your passing. If both you and the  
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reversionary beneficiary are under 60 at the time of 
your passing, the pension payments from the 
reversionary death benefit income stream are taxed 
as follows: 

i. the tax-free component is tax-free, and 

ii. the taxable (taxed element) component is taxed 
at marginal tax rate plus Medicare Levy, less 
15% tax offset. 

However, when the reversionary beneficiary turns 60, the 
pension payments from the reversionary death benefit 
income stream are tax-free. 

Talk to us 

Each tax fact outlined above isn’t covered in detail (only a 
brief snapshot is provided) and other important 
considerations go with each. For example, it’s important to 
consider things such as contribution eligibility, and conditions 
of release. To discuss how any of the 11 tax facts about 
superannuation may be relevant to your situation. Speak to 
Accountplan's own Dion Richardson to find out more by 
calling 07 3883 8999. 

Source: IOOF 

 

When is the Best Time to 
Refinance your Home Loan? 

  

As a home owner with a mortgage, chances are you’ve heard 
of the term 'refinancing'. Refinancing involves reviewing your 
current mortgage, and potentially swapping your loan to 
another lender who can better meet your current needs, 
wants and circumstances. 

Refinancing can also allow you to consolidate your debts or 
pay down your mortgage more quickly. 

 

Another common reason borrowers look to refinance is so 
that they can access equity – the amount you'd get from 
selling your home after settling any associated loans, such as 
a mortgage on that property, and any other costs associated 
with the property. Depending on that amount, you may be 
able to access equity in the property without having to sell it, 
for example, to make home renovations or to buy an 
investment property. 

However, refinancing is not suited to everyone. There are 
many different factors you will need to consider when 
thinking about refinancing a loan. Before you initiate an 
application to refinance, your broker will need to assess your 
needs and objectives as well as your current financial 
situation. 

So how will you know that refinancing is the right option for 
you? 

The first step is to speak to a professional mortgage broker, 
such as Accountplan's own Mick Doyle, about your needs and 
whether you can afford a different loan structure or other 
change to your mortgage, particularly if you have more than 
one property. 

 

Are you looking to pay less interest? 

Some people are savvy researchers and will want to take 
advantage of a lower interest rate from another lender 
should that be available to reduce repayments. If you aim for 
a lower interest rate, this could potentially save you a lot of 
money in the long term. 

While saving money is often one of the biggest benefits of 
refinancing, it may not be as straightforward as that and 
careful consideration is required. 

At this point, the broker will need to find out about your 
existing loan, repayments and current loan structure. 

Your mortgage broker will also need to find out more about 
your current financial situation, including your income, any 
other current debts and about any assets you own. 
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The current value of the property is also taken into 
consideration, so your broker will have access to current data 
that will indicate what your property is likely to be worth. 

The broker will then review the various loan options and 
figure out whether it’s worth it for you to refinance. 
Sometimes it’s not worth it if it’s only going to save a couple 
of hundred dollars a year, particularly when you take into 
consideration the exit and application fees involved. But if it’s 
going to save upward of $1,000 a year, refinancing might be a 
sensible approach. 

In some cases, the mortgage broker can tell you if getting a 
lower interest rate from your current lender can be achieved 
without refinancing. 
 

Do you want to change your loan type? 

One of the risks of refinancing your home loan is that you 
may need to pay Lender’s Mortgage Insurance (LMI)* to your 
new lender. If switching your loan means you will need to pay 
LMI again, it may not be worth refinancing. 
 
If you do decide to go down the refinancing path, working 
with a broker rather than going straight to a lender has 
advantages. Broker’s generally have access to loan options 
from a range of different lenders (on average 34 lenders), 
and if there’s a better opportunity for you, they’re usually 
able to access it. 

It is important to consider that when you take up a new 
home loan, it can incur exit fees and may not have all the 
features your existing home loan has  
 

Have your circumstances changed? 

If you had a recent major life change such as a because of a 
loss of income or a change in marital status, you might be 
looking to refinance. 

 
 

 
 
 
If you want to refinance to lower lending costs to help you 
manage your monthly repayments, speak to your mortgage  
broker who can negotiate with your current lender for a rate 
suitable to your current situation. 

Your broker can also help you look at alternate options to 
consolidate your personal loans and credit cards into the one 
loan. This could help you in lowering your monthly 
repayments, or help you keep your repayments on time and 
even save you interest in the long-term. The key is to speak 
to a MFAA accredited mortgage broker who usually has 
access to many lenders and their products and has the 
expertise to help you through the refinance application 
process. 

Want to know more?  Call Accountplan's Mick Doyle on 07 
3883 8999 

 

 

 

 

07 3883 8999 

reception@accountplan.com.au 

58 Klingner Rd Redclffe Qld 4020 www.accountplan.com.au 
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