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Meet the Authors
We would LOVE to hear from you! We love to talk about property and help you with your property
challenges and goals. It’s what we do (and we’re really good at it. Whew!)
Breathe easy, we don’t hold ourselves out to be Guru’s, Super-Stars, Masters-Of-The-PropertyUniverse, or anything other than who we are. Our expertise is in property and helping people
achieve success in property but we are a team of normal Kiwi’s who love to help.
Stay on touch with ALL of the team and get lots of free training by joining our Facebook community
HERE.
Here we are (mug-shots and all):
Sally
Sally is one of Assetlab’s awesome property coaches
and along with James is one of the team’s trading
and renovation experts. She is a highly experienced
property trader and has traded and/or renovated over
100 properties. She also has a growing rental portfolio
of positive cashflow properties, and is an absolute
Energizer-Bunny with a wealth of knowledge which she
LOVES to share!
Connect with Sally here: Sally’s Facebook profile – Add
her as a friend

Phil
Phil is co-founder of Assetlab and also a property
coach for our awesome clients. He has over 20 years of
experience in property investment and was also a topselling (Top 1%) real estate agent. He has been involved
in literally thousands of property transactions, and has
expertise in building sustainable portfolios which last
through the good times and the bad, to build financial
security and a Legacy to leave behind.
Connect with Phil here: Phil’s Facebook profile – Add
him as a friend

20 Ways to Screw Up Property Investment

| 3

James
16 Property transactions in his FIRST YEAR with hardly
any money and no job!
That pretty much sums James up nicely. If there is a way,
he will find it, and he does nothing by halves. He is one
of Assetlab’s passionate coaches and an expert in trading
and renovation.
As a full-time trader, investor, and renovator, since 2013
there isn’t much James can’t find a solution to. The 16
transaction in ‘year one’ were mostly ‘no-money-down
deals’ due to the fact he had very little money and had
to apply strategies to help build up enough equity to be
able to move forward at a pace he wanted.
He has applied sounds strategies to build a ‘Buy & Hold’
property portfolio, while trading over 50 houses and
renovating over 60 more along with Sally.
Connect with James here: James’s Facebook profile –
Add him as a friend

Arn
Arn is the co-founder of Assetlab and a coach for our
valued clients. He has a substantial investment portfolio
(in the 10’s of millions of $) and has expertise in building
sustainable portfolios, trading, renovation, and is now
expanding his experience into development. Arn was
a ‘Top 1%’ real estate agent for many years and is an
expert in property negotiation.
He is also outwardly PASSIONATE about property and
helping Kiwi’s achieve their property success goals!
Connect with Arn here: Arn’s Facebook profile – Add
him as a friend
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Dave
David Windler is the Director of The Mortgage Supply
Company and is one of New Zealand’s leading mortgage
advisers (Mortgage Broker of the Year for the past two
years!) and is passionate about providing tailor-made
solutions for his clients.
A broker for the past eleven years and a mobile manager
for two years prior to that, David prides himself in
delivering excellent results no matter the complexity of
the situation, from first home buyer to multi-property
investor.
Having spent a decade at Auckland Cricket, working
to develop elite athletes and coaches, he uses this
experience in his work as an advisor. “Good advisors are
like good coaches: they empower, educate, and lead.”
Connect with Dave here: Dave’s Facebook profile – Add
him as a friend
Glynis
Glynis Carter (B.Com, C.A. PP) is a Partner and Business
Advisor at Monteck Carter Chartered Accountants.
She first became a partner in a chartered accounting
practice in 1993. Prior to that she worked for Ernst &
Young, with a brief stint in the UK.
She has a wealth of experience in advising the SME
sector, with a focus on property developers and
investors, the use of family trusts, and a holistic
approach to assist her clients to achieve their business
and private goals.
A Rotarian of 20 years, Glynis is also committed to
serving the community & encouraging philanthropic
giving in and for Auckland.
Connect with Glynis here: Glynis’s Facebook profile –
Add her as a friend
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Important Legal Stuff
DISCLAIMER NOTICE:

The views and opinions expressed in this book are not intended to be personalised
advice. The views and opinions are general in nature, may not be relevant to an
individual's circumstances, and constitute general class advice only.
The views and opinions expressed are those of the individual authors and not
necessarily those of AssetLab Limited. Nothing contained in this book is endorsed
by the Financial Markets Authority.
Before making any investment, insurance or other financial decisions, you should
consult a professional financial adviser.
AssetLab makes no representations, warranties, or assurances as to the accuracy,
currency or completeness of the content contain on this website or any sites linked
to or from this site.
We don't believe in "get rich quick" programs. Our websites, information platforms,
events, and this book are there to help educate you on general concepts related
to Property Investment and Personal Development. Our programs take a lot of
work and discipline just like any worthwhile endeavor or professional continuing
education program. Please don't enrol in our programs if you believe in the "money
for nothing get rich quick" myth or ideology; we only want serious people dedicated
to real professional development and change. As stipulated by law, we can not and
do not make any guarantees about your ability to get results or earn any money with
our ideas, information, tools or strategies. We don't know you and, besides, your
results in life are up to you. Agreed? We just want to help by giving great content,
direction, and strategies.
You should know that all products and services by our company are for educational
and informational purposes only. Nothing in this book, any of our websites, or any of
our content or curriculum is a promise or guarantee of results or future earnings, and
we do not offer any investment, legal, medical, tax or other professional advice. Any
financial numbers referenced here, or on any of our sites, are illustrative of concepts
only and should not be considered average earnings, exact earnings, or promises
for actual or future performance. Making decisions based on any information
presented in our products, events, services, or web site, should be done only with
the knowledge that you could experience risk or losses just like any entrepreneurial
endeavor.
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Copyright
The full contents of this book are Copyright Assetlab 2019. All Rights
Reserved. No part of this book may be reproduced, edited, disseminated, or
reproduced without the written permission of Assetlab Ltd.
Apart from that…Feel free to share it around all you like, in fact, the more
the better, that’s the idea of it after all.
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Introduction
(AKA: What the hell is the point of this book?)
That is a good question. What IS the point of
writing a book about mistakes?
The answer is simple; To save you money. A
lot of money. As well as headaches, sleepless
nights, and ulcers. It is also to give you the
correct strategy to counter the problem so
you can make money, which is why you have
this book.
Property investment is a robust and
dependable vehicle to build and develop
your wealth and create financial security
long term. But it needs to be done right. The
numbers are large, and one ‘small mistake’
can cost many thousands of dollars, or more.
For many people if they are burned in a deal,
it is enough to scare them out of the market
altogether, and that has a SIGNIFICANT
impact on their future.

For many people, especially people just
starting out, it can be a bit of a minefield out
there. The biggest problem is that we don’t
know what we don’t know. How can we avoid
a mistake if we don’t even know what that
mistake is?
That is what this book is for…To highlight the
common mistakes so that you can shortcut
the process and help get to your financial
destination sooner and with less stress.
Nothing in here is personal advice of course,
so make sure you consult a professional before
making any investment decisions.
Now…Get into it.
Enjoy!

So, this book is all about some of the mistakes
our team has made, or seen others make
throughout our investment careers.
It is CERTAINLY not a comprehensive list,
there are many more ways to make mistakes,
but these are some of the most common
and costly. If you are aware of these, and the
corresponding strategy to get it right, you will
make more money and have a lot more fun.
And we’re all about having fun and making
money.
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Negative cashflow
deals
(Radical thought: An Investment
should pay US, not us pay IT)

By Phil
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Stuff-It-Up Strategy
When you think about investing, do you get really excited at the thought that you can LOSE money
every week?
Well, you are not alone. People have been doing this for years in New Zealand and thinking it’s a
great idea.
They purchase a property and the rent does not cover the costs of owning it.
“Which costs?” you ask. Good question. Things like: Mortgage interest and principle repayments,
Land rates, Water rates (in some cases), Body Corporate fees, Insurance, Property Management
fees, and maintenance to name the most common ones.
An example of this type of property would be:
Purchase price: $700,000
Rent per annum: $30,000 ($600 per week x 50 weeks, allowing for two weeks of vacancy and
NOT allowing for a Property Manager)
Mortgage repayments: $35,000 per annum (assuming 100% borrowing, 5% Interest-Only
loan which would be far more if on Principle and Interest)
Land Rates: $1700 per annum
Insurance: $1500 per annum
Maintenance: $2000 per annum (depends on the age, condition and style of property)
TOTAL OUTGOINGS: $40,200
TOTAL INCOME: $30,000
LOSS: $10,200 per annum ($196 per WEEK)
And it is even worse if we add in Property Management fees and make it a Principle and Interest
loan!
The big question is: How many of those properties can you afford to own?
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The Problem
By now you may be wondering; “Why the hell would people do that?”
Or, you are wondering; “What’s wrong with doing that?” (maybe you already own negative
cashflow property)
That’s a fair question. After all, we don’t know what we don’t know.
Why would people do it?
Three main reasons:
1. They simply don’t know any better
For many Kiwi’s this is the norm. It is what has been promoted by many property seminars,
developers, and even some accountants, for years!
2. Capital gain
Many investors are happy to rely on future projected capital gains to offset any financial ‘topups’ along the way.
Although it is true that historically property prices rise considerably over a 10-year period in
most areas, there is no guarantee of future performance. AND, you can still get those capital
gains on property which PAYS YOU MONEY every week!
3. Tax
I have a DEAL for YOU!
Here it is…
YOU give ME $1000 and in return I will give you $300.
And if you are interested, I will keep doing that deal over and over!
Sound good?
If it does, please get in touch with us at www.assetlab.co.nz and we will do that deal with you
(just kidding. Maybe). If it sounds kind of insane, welcome to the logic of thousands of Kiwi’s
who love the concept of ‘Negative Gearing’.
They are happy to LOSE money because they get some of it in a refund from the Government.
Crazy but true. And very common.
At Assetlab, we would rather our tax bills were $1million per year to PAY rather than receive a
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refund due to negative gearing! Why? Because when you make money…You pay tax. And we
would rather make money than lose money. Pretty simple huh?
At the time of writing the Government are finalising the details of the ring-fencing of losses
anyway, effectively removing negative gearing.
Let’s also confuse things a bit by saying there ARE situations where buying negative cashflow
property can work for some people as part of a strategic plan. But the main point here is to at
least know and understand the options and the numbers so the plan can be made with all of the
cards on the table.

The Alternative (getting it right)
Buy Positive Cash-Flow properties.
What does that mean? It means the property PAYS YOU, rather than YOU pay IT.
If you buy property that pays you every week, how many of those properties would you like to
own?
What is Positive cashflow?
'Positive Cashflow' is such a misunderstood term that in many cases when it is used in the industry
it is a misnomer.
At face value the concept is simple; If more rent comes IN than expenses go OUT, it is 'Positive
Cashflow'. But it's just not that simple, as there are multiple components to consider which can
significantly change the outcome.
For example, some of the 'moving parts' which could affect the outcome include:
•

Rent In: Have you based your calculation on 52 weeks of tenancy, or have you allowed for
vacancy? If vacancy is allowed for, how many weeks, 1, 2, or more?

•

Property Manager: Is a Property Manager being used to manage the property or is it being
self-managed?

•

How much are you budgeting for annual repairs and maintenance? This will vary depending
on whether you have just renovated the house, the age of the property etc, but there are
ALWAYS repairs to be done...

•

Mortgage/Loan:
Is it an 'Interest Only' Loan, 'Principle & Interest', or tranched?
What is the term of the loan, 30 years, 25 years, 20 years etc?
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•

Are you basing the Positive Cashflow calculation on the purchase price of the property, or
on the loan amount after your deposit is deducted? After all, you can make ANY property
+ve CF if there is a low enough loan balance, but that may not serve your purpose for the
calculation.

•

What Interest Rate are you basing the calculation on, the current rate you will be receiving
or adding a 'stress-test' contingency (like the banks do) and adding a set number of basis
points (100 - 200) or using a 10-year average to base your figures on?

Each one of these is variable and illustrates the importance of understanding the concept and
how each moving part influences the outcome. This helps each investor formulate their own
'rules' for calculating 'Positive Cashflow' on a particular deal.
Have a look HERE for a quick video example of a recent client purchase in Otara.
The Net Yield (income minus rates, insurance, maintenance allowance, other revenue expenses
such as Body Corporate fees, Fixed Water Charge, Compliance Costs etc) on this specific property
is 6.2% (at 52 weeks tenancy). So, for this case, based on 100% loan amount, no property manager
as it's self-managed, 30-year loan term and at the current interest rate of 4.5%, yes, it is still
'Positive Cashflow'. There is around $1200 surplus PA on these numbers. If the loan was Interest
Only the surplus is approx. $11,940.
Obviously with Interest rates as low as they are, the risk is that upon the rate term expiry, a higher
rate would affect this and it needs to be allowed for in your planning (rents may have increased
in that time to offset some of the increase).
So, in summary: Positive Cashflow (‘+VE CF’ to be all fancy about it) = More $ coming IN than
going OUT. But you have to set your own rules about what the calculation parameters are.
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Not knowing how to
negotiate
By Sally
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The art of negotiation in Property Investing is key. You may have been told that a great investment
is all in the purchase and this couldn’t be truer.
I myself was an awful negotiator when I first started property investing. Rather than having that
awkward conversation with an agent about how my offer would be $80,000 below the asking
price on a property, I would just walk away from it. I would often find out that eventually it
would sell close to what I would have offered. The problem with walking away is that I missed my
opportunity to help condition the vendor or to find out where they truly sit. Also had I offered,
then the agent would have thought of contacting me when the vendors started to become
realistic. I may have then had another opportunity to try and secure the deal.
Not only have I made mistakes with not knowing how to negotiate I have also witnessed them.
Through Profity I get asked to come and look at a renovation by a client who is just starting out
in trading property. I am often told that the property is under contract for, example $600,000
because the vendor wanted $630,000 and $600,000 was the lowest offer that they would accept.
Unfortunately, the client is hoping to save costs elsewhere to make up a profit, where they need to
understand that you need to negotiate that profit in the beginning with your purchase price. Now
they have just negatively conditioned the vendor to think their property is worth that amount
because someone has offered it. Therefore, making it that much harder for someone to negotiate
with them later.
There are many reasons that a vendor lists a property and while getting their purchase price is one
of them, there may be other factors. Maybe they need a quick sell because they are in financial
strife or have another property they have already offered on? It could be that they need an
unconditional offer but want a long settlement because they need security that they have money
coming in before they move overseas and they need time to organise the move. Conversations
using negotiation tactics, such as mirroring and labelling, help you find out how best to approach
the negotiation on a property. I was lucky enough to have Phil Thompson mentor me as to the
best way to utilise negotiation skills.
So, negotiation isn’t just in the purchase price when it comes to property investment. Your offer
which could be the lowest at multi offer could just well be the offer that is accepted. How could
that be? You may have been able to complete your due diligence on a property before offering,
therefore putting in a ‘clean’ offer, no conditions, otherwise known as an unconditional offer.
Maybe it was due to your settlement date.
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Negotiation also relates to when you sell a property. I never negotiated on the sale of my properties,
believing that if I had made a profit, I was better to sell quickly and move onto the next deal. It
isn’t worth sitting on a property for a little bit more when you could be making another $20,000
on the next deal right? While that might be true, it can’t hurt to ask for another $5,000 - $10,000
without the deal falling over or holding onto a property for any more time. The purchaser only
has to say “no”. Why are we so afraid of that word? If they say no then we are “no” worse off, but
if they say “yes” … Looking back at the seven trades I completed in my first year, if I had asked the
question I could have potentially made an extra $35,000 - $70,000 that year. Too easy!
My biggest take away when learning to negotiate was to lose the fear of receiving a no. If I don’t
ask then I don’t get, so why wasn’t I asking the question? I am now having a far better success rate
in my property investing by having the conversations and asking the questions.
Learn from these mistakes, look at your own property investing and ask yourself, how could you
be using negotiation tactics better in your business to yield you better results?
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Not understanding
Counter-Cyclical
Investment and
FOMO/FONGO
By Sally

20 Ways to Screw Up Property Investment

| 17

When you are new to trading property, you and everyone around you is making good profits, you
feel invincible! This was how I felt leading into the biggest mistake I ever made in my property
investing journey.
I started property investing in 2014 and in that first 12 months we were in a very hot Auckland
market. Vendors were very realistic with selling their properties and first home buyers and
investors loved to buy our renovated stock, which resulted in our sale prices increasing as well
as our profits. It was like we couldn’t lose! A deal with $30,000 after GST profit would turn into
$60,000 easily. It was no wonder that we didn’t see the signs of the market changing, we had
dollar signs in front of our eyes.
In 2015 The Reserve Bank announced that in October of that year they would change the Loan
to Value Ratios for investors in Auckland only from 20% to 30%. So instead of needing around
$110,000 to buy one of our renovated houses, investors would need a $165,000 deposit.
Before the LVR kicked in my Joint Venture partner and I purchased a house in September 2015 to
settle in October 2015. Our FOMO (Fear Of Missing Out) had well and truly kicked in and there
was no way that we were going to miss out on any deals! In October we saw the market grind to
a halt. All of the investors retreated from the Auckland market (you still only needed 20% deposit
to buy in the regions) and there was no ‘traffic’ through any open homes. We still had to settle
this property with the sinking feeling that we had paid too much for it and that we should have
thought about how new legislation would affect our trading business.
The biggest disappointment in all of this is that I had invested $30,000 in mentoring that year to
‘keep me safe’, whatever that means now. There were no words of wisdom or tales of caution
leading into this time from my mentor to steer me away from making this kind of mistake.
We settled this property and proceeded to renovate it, all while knowing that we would struggle to
sell it when we were finished. We tried an agent with cheaper commission to try to at least break
even with no luck. There were no buyers looking to even get a single offer. It was now Christmas
time which is normally slow and coupled with the LVR changes there was no movement in the
market. We tried to sell it privately in January which we had success with in the past, listing it with
a ridiculously low purchase price just so we could offload it. While we had some buyers through,
no one wanted to commit over that time.
By now we had held the property for four months, which seems like a very long time when you
are used to selling them in one to three months. We were starting to panic and the loss was
getting greater by the day.
We got another expert in to look at the property and see what we could do to increase its
saleability. We spent the money and completed all the things she highlighted, even though it
hurt to see us fall further into the red. Hoping that our efforts would be enough to get a buyer to
commit pen to paper and at least give us an offer.
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In February 2016 we listed with a top agent, top commission too, which hurt. She had a similar
listing around the corner which was going to auction and we hoped that she could transfer some
buyers over to our property. She had limited success with our property, but did manage to get us
an offer which we signed straight away. I remember jumping in my car straight away to sign the
deal, just in case the purchasers changed their mind and bought something else. There were so
many renovated houses on the market at the time.
The offer had a six-week settlement date on it which meant that we held the property for seven
months. This was four more months of holding costs than we anticipated, a greater renovation
cost after having to do more to it, more agency fees with having three different selling methods
and a greater commission than was budgeted for. Even though it was a loss I felt so relieved that
I could sleep at night again and that I could move on to another deal which I would think through
with a lot more clarity!
Unfortunately, in March 2016 the market started to pick up again, it seemed that buyers just
needed some time to get their heads around how the LVR changes applied to them. While FOMO
got me into the mess of buying a property while big changes were going on, FONGO (fear of not
getting out) resulted in me rushing the sale of the property and making a loss. Had I waited and
watched the market, I might have seen indicators that it was starting to pick back up. I then could
have done things differently, which may have resulted in a profit.
That is the unfortunate part of property investing, we can try to predict what the market is doing
but no one has a crystal ball. Our best bet is to make sure that we turn over the properties quickly
so that we are buying and selling in the same market and alleviating our risk.
The craziest part of this story is that I wouldn’t actually change a thing. Yes, I lost money, but I
learned far more than I lost. In the years since I have not made those mistakes again, therefore
was it actually money well spent? Ha-ha, well not everyone would agree but I spent a lot of
money on mentoring and I don’t regret that money either. Is there really a difference with the
money I intentionally spent apposed to the money I lost if both taught me how to be a better
property investor?
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Not understanding
the trading
numbers
By Sally
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The most important aspect in property investing, particularly trading, is understanding the
numbers. Let’s face it, we are dealing with some pretty big dollars. Dollars which have taken us a
long time to accumulate and we want to see them increase, not decrease.
When I started out in property investing, I was wowed by the big profit’s traders were getting
in the mentoring programme I joined. It all seemed so easy, you buy a house, you spend some
money on the renovation and then you sell it and there is your profit. The hardest part seemed to
be securing a deal. It wasn’t until we entered into our first deal that it reality hit!
We purchased Mikasa Pl, Mangere in March 2015 for $460,000.
We settled the house and all the bills started coming in. I soon learned that there are many costs
to holding a property. Loan set up fee, mortgage broker fee, solicitor fees for buying and selling,
insurance, rates, power, water, mortgage discharge, interest on the mortgage and maybe even
interest on your deposit and renovation costs depending on what money you are using.
Then you have your selling fees. Agency fees, organising a LIM if you choose to, private selling fees
or staging costs if you stage your property.
Lastly you have the GST to pay. This is the GST on the difference between the purchase price (excl
GST) of the property and the sale of the property (excl GST)
For example: if you purchased a house for $400,000 excl GST and the sale was $500,000 excl GST
then you pay 15% GST on the $100,000, which equates to $15,000.
In regards to Mikasa Pl, Mangere the real trading numbers were as follows:

Purchase price
Renovation cost
Holding costs
Selling costs (staging and LIM)

GST Incl
$460,000
$50,878.30
$13,043.70
$2,538.05

GST Excl
$400,000
$44,242
$12,244
$2,207

Our proposed end value was $550,000, or $478,260.87 excl GST, which means we would have to
pay GST on $78,260.87. This would be $10,207.94.
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To calculate our projected profit, we do the following calculation:

$478,260.87 (projected sale price excl of GST)
•

$400,000

(purchase price excl GST)

•

$44,242

(renovation cost excl GST)

•

$12,244

(holding costs excl GST)

•

$2,207

(selling costs so far excl GST)

$19,567.87 – This is the profit we were looking at receiving without even paying for an agent to
sell it for us and this deal was actually a joint venture, so the profit was to be split 50/50.
As you can see, we were starting to get a little nervous at all these ‘extra’ costs we had never
heard of before. How were we going to turn this into a deal that made us a profit and not a loss?
We had a few options, firstly we knew that we needed to sell it privately and try for a sale price
greater than what we initially thought. So, this is what we set out to do.
We were very lucky that the market was starting to increase slightly and buyers were looking at
private sales. We managed to secure a buyer in only three weeks and at the beginning of June
2015 the property sold for $565,000. Meaning that we only held that property for three months.
The final numbers on the property were:

Purchase price
Renovation cost
Holding costs
Selling costs
Sale price

GST Incl
$460,000
$50,878.30
$13,043.70
$3,144.05
$565,000

GST Excl
$400,000
$44,242
$12,244
$2,734
$491,304

This gave us a final profit of $32,084 which we were very happy with.
You have worked hard to have the money to invest in property. Too hard to lose it by not fully
understanding the numbers. Everybody has different numbers based on the type of lending and
renovation experience they have, so it pays to understand what your costs will be when you enter
into a trading deal.
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Lounge before and after – Mikasa Place, Mangere
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Deck and garden before and after – Mikasa Place, Mangere
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Main bedroom before and after – Mikasa Place, Mangere
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Not using leverage
to get started
By Sally
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One way to screw up property investment is to think that you can’t do it because you don’t have
enough time, money, resources or know how. I firmly believed that all these things related to me.
I had been the handbrake on my husband and I starting property investing because it all seemed
so scary and there was no way that we had the knowhow or funds to go down this road…Or so I
thought. I had never thought that the solution was to not do it alone, find someone to leverage
off that could create the perfect partnership, bringing to the table what I lacked. This is exactly
how we finally managed to start property investing. It seemed a lot less scary when you had
someone to share the load with.
Firstly, we started by joining a mentoring program me to learn what we didn’t know. I’m a visual
learner so reading books or talking to people didn’t give me the skills I needed to take those first
steps. I was able to leverage off my mentor’s expertise and that of the other clients to learn what
to look for in properties to trade or hold, also what to look for with renovation or adding value
and the process involved in getting a property from a do-up state to being fully renovated. I was
also put onto an amazing mortgage broker, Dave Windler, who showed us how to structure our
money so that we not only could do one deal but three at one time!
At this point I felt like I was starting to fill in the blanks of what I was missing, except for the hurdle
of finding properties. As much as I tried, I just couldn’t build those relationships with agents
and I was too nervous to put in offers that they wouldn’t like. Also, with two small kids at home
and working part time, I just couldn’t find the time to improve my skills in this area. Within my
mentoring group I found my perfect partner. She was doing property investing full time and had
amazing skills with agents and seemed to be securing deals. Like me she was lacking something
to do deals, finance. That was something I could help with!
After a discussion we decided that we would be a good match to form a Joint Venture. She would
find the properties, I would fund them and we would both manage the renovation. We would
each take 50% of the profits after all expenses and GST.
This was the perfect arrangement. Neither of us could do deals on our own, but through leveraging
off each other we could capitalise on deals that we would have missed out on.
We completed six joint venture deals before we each had all the necessary elements to trade on
our own. Those deals were the platform to get us to that point. Without those deals I might still
be missing out on all the benefits that property investing has to offer, sitting on the bench so to
speak.
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One thing to consider when you are looking at a deal to joint venture is to make sure that there
is enough profit in the deal. You don’t want to look at a deal with only $15,000 profit margin, as
if the deal has renovation problems you could end up with very little money. We looked at deals
which had sufficient profit for us to both invest months of our time and be rewarded for it.
This was our second deal together, a Manurewa trade property. We worked this Joint Venture
with my JV partner managing most of the renovation at the start and I managed it at the end,
while she went away on holiday. Another example of having a deal being more successful with
two parties rather than struggling on your own.

Watts Road, Manurewa before

Watts Road, Manurewa after
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Watts Road, Manurewa lounge before

Watts Road, Manurewa lounge after
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Watts Road, Manurewa utility space before

Watts Road, Manurewa utility space after
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The final numbers on the property were:

Purchase price
Renovation cost
Holding costs
Selling costs
Sale price

GST Incl
$375,000
$45,920.65
$12,865.33
$2,194
$520,000

GST Excl
$326,086.96
$39,931
$10,468.12
$1,907.83
$452,173.91

This gave us a final profit of $73,780, resulting in $36,890 for each of us.
Creating a Joint Venture to leverage off another person’s strengths can be structured in many
different ways, depending on what is lacking from one partner to another. It must always be
entered into with a lot of thought and planning, and you should consult your lawyer to see how
best to structure it for you. A Joint Venture agreement should be drawn up with all the particulars
relating to how you want it structured. Possible scenarios should be outlined and how you would
deal with them planned for.
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Going too big
too soon
By Arn
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Property Investment isn’t always going to be ‘plain sailing’. It is hard work and it takes time,
particularly with a long term buy and hold strategy. And therein lay the problem. For me it was all
about instant gratification. Patience was not one of my strong points and I felt there had to be a
faster way to financial freedom.
Let me share with you the “deal of the century”. The year was 2003 and I was only two years into
my property investment journey. Because I had bought a few properties, I was starting to think I
was ten foot tall and bulletproof. The timing was perfect and an agent I knew well said to me “Arn,
I’ve got the deal of the century for you”. It was in Papatoetoe, Auckland, and the section size was
1012m2. There were 3 x 3 bedroom units already existing on the site, on one title. It was close
to the Middlemore Hospital and was in a good location.
“The section is huge. Just renovate the existing units and then subdivide and build on the back
of the site. You’ll make a killing on this one” the agent said. I got so excited by what I was hearing
that I was starting to lose all rational thought!
The prudent thing to do before declaring unconditional on this deal would have been to seek the
advice of my mentor, right? And so, I did. I called my mentor at the time, a very experienced agent
and investor, and asked him what he thought of the deal. He knew it well and said to run a mile
from it. “You’ll lose money on this one”. I thanked him for his advice and shortly thereafter rang
my solicitor and asked him to “declare the agreement unconditional”.
All I saw was the huge profit I ‘KNEW’ this deal would make and I clearly thought my mentor had
got it all wrong. What did I base that on? Nothing. I had no experience doing a subdivision let
alone a four-lot subdivision. Furthermore, I’d never even built a brand-new home.
I was completely oblivious to the fact that the property had been on the market for a year. That
alone should have rung some alarm bells that something wasn’t quite right, but it didn’t even
register to me. I just felt that the rest of the market had overlooked this amazing deal. I thought
I’d won lotto.
So now I’ve bought this property with no idea of where to start and what to do. It was an enormous
renovation and I had no experience in something like this. Who do I call to start the development
process? How much will the renovation cost? Who will do this renovation? I had a lot of questions
but no answers.
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What went wrong?
Well in a nutshell, EVERYTHING. Anything and everything that could have gone wrong did go
wrong.
•

I ended up doing the renovation on the units three times and used three different builders
on the job. The first builder hardly showed up, the second was a drug addict and asked me
to pay in advance to fuel his habit, and that of his crew, and finally the third builder ended
up seeing the job through to completion.

•

I had issues of theft, and I didn’t do a feasibility report prior to purchase, which would have
informed me that I would need to go through three sets of properties and get the consents
of all the owners of those properties to connect to the stormwater.

•

All of this not only added to the cost but also to my stress levels. What should have resulted
in a profit of over $100,000 ended up costing me about $100,000. I was at my lowest point
in every way. I was an emotional wreck and experiencing some pretty dark times. All of this
I had put on myself.

However, upon reflection, this was the best thing that ever happened
to me. There is no doubt in my mind that if I had not gone through this
experience, an even bigger disaster would have been waiting just around
the corner. I was simply trying to go too big, too soon.
This experience taught me many things;
•

It taught me to be a lot more patient and to be thorough with Due Diligence prior to
purchasing.

•

That property investment is not a race, and it is okay to slow down. It also highlighted that
you should engage the appropriate professionals so that you can make an informed and
rational decision, not one based on emotion.

•

I learnt to formulate a strategy in line with my own risk tolerance. Property Development
and large-scale renovation is not for everyone. If this type of property does not fit your
strategy, move on to something that will, or ensure you educate yourself so that you don’t
make the type of mistakes I made. You will know what is right and comfortable for YOU.

•

It’s important to know when to cut your losses. Throughout this development, what should
have taken 12 – 15 months ended up taking over two years. I knew I would be losing money
on the deal once I was close to finishing. Early on in the marketing process I was getting
offers which would have resulted in a loss of around $50,000, but to accept that was really
hard at the time.
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The longer the property remained on the (falling) market, the bigger the loss became. It
took me a further six months to accept that the market was no longer prepared to pay
what I wanted but rather it would pay what it believed it was worth. That lesson (not
knowing when to cut your losses) alone cost me about $50,000 more, as the total loss was
over $100,000 once all the properties had been sold.
•

Property Investment won’t always be a bed of roses. There will be ups and downs. What
I found through this process is that what doesn’t break you will only make you stronger.

There will be times where you may think; “why am I doing this?” and you may want to give up.
If you feel like this go back to the first day you began this journey and remember WHY you chose
to invest in property.
For most of us it will be to achieve what financial freedom can provide us, such as spending more
time with family or loved ones. Ultimately, it’s about giving you more control of your time and to
give you the freedom to be able to do whatever it is you want, whenever you want.
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Treating it as
a hobby, not a
business
By Arn
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Property Investment is a business, not a hobby.
With property, we are dealing with big numbers and although I knew it was a business, in reality
I never really treated it as such. As a result, in the early years I only got the results one would
expect you would get by treating it as a hobby.
In my naïve way of thinking, getting a tax refund at the end of the financial year was a great thing.
I remember being ecstatic that in some years my tax rate was in effect 0%. That meant that all
the tax I had paid through the year was refunded to me. Why? Because I had a huge amount of
losses to offset against my personal income. My properties were making a huge loss year on year
and I was excited.
If we are to ask ourselves what is the real reason we are investing in property, for some it will be
purely to reap the rewards of capital gain, which has historically proven to be the case throughout
NZ’s history. For most though, I’d suggest that it is ultimately to provide a passive income stream
that can serve us into retirement. Capital gain (if any) is purely the icing on the cake.
For the first nine years of my property investing journey, I was just intent on growing my portfolio
without any real plan. I didn’t want the “hassle” of managing the properties myself, so I had them
managed by a property manager. You hear the stories of landlords saying “I don’t want to be
woken up to fix a broken tap or toilet at some crazy hour”. I was one of those who thought that
the challenge would be too much.
So here I was, going through year on year, trying to grow my portfolio until one day my bank said
to me; “We can’t lend you any more money”. Although I was earning good money, through my job
as a real estate agent, almost everything I was earning was being used to top up the mortgages. I
had built up a portfolio of around 10 properties in Auckland by this time.
Not being able to borrow more money and grow my portfolio frustrated me. It was this frustration
that led me to look at my entire portfolio through a completely different lens. I remember saying
to myself;
“My property business has only ever lost money. How can I change this?“
I took a completely different tack and said to myself, “If I was to become the CEO of this business
and my job was to maximize the profit, how could I do this?”
That day, I created a spreadsheet and inserted my financial accounts into it. I then looked at what
changes I could implement to make the portfolio profitable. There are some costs that you can’t
control e.g., land rates, but there are others which you can control.
In my case there were three things which and if I could change them they could make a significant
difference to the bottom line of my portfolio.
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The first was the rent on each property. I had identified that there hadn’t been a rental increase
for over three years on some of my properties. After doing a few checks on Trade me I could see
that there was quite a gap between what was currently being charged and what the rest of the
market was charging. Some were under rented by up to $50 p/w and in some instances even
more. At $50 p/w, that’s $2,600 pa. Multiply that by 10 properties and there was a potential
$26,000 just sitting there. Don’t get me wrong, there is massive value in excellent tenants. What
I am saying is that it’s important to find the balance between not losing excellent tenants and
treating Property Investment as a business and getting market rent (or at least close to).
The second and generally biggest expense is Interest Rates. I used to think that a 0.25% - 0.5%
discount off the carded interest rate was great. However, sometimes a bank may give an even
bigger discount, as I found out. My first rule of negotiation is to at least ‘ask the question’. Lets
assume you have $1m in mortgages. Just a 0.25% discount will save you $2,500 pa. At $2m in
mortgages and you’re saving $5,000. Now just imagine you could secure a 0.5% or even greater
discount. You get the picture. Often, we can become complacent and not pay any attention to
these costs.
The third major cost I identified was the Property Management Fee. Now don’t get me wrong,
an excellent property manager can be worth their weight in gold. However, if in order to create
additional income you need to manage the property(s) yourself, then maybe the sacrifice of the
potential inconvenience is worth the reward? In our case, managing the properties ourselves
saved us around $25,000 pa.
You could potentially look to negotiate Insurance as well as looking at Preventative Maintenance.
To summarize, our property business was running at a loss and costing us a lot of money. Sure,
there was capital gain but I don’t intend on selling my properties. My intention is to hold them
forever (unless I can make the money work better elsewhere). It wasn’t until we looked at our
portfolio differently and ultimately started treating it like a business, that we actually got the
results we always hoped to get - TRUE PASSIVE INCOME.
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Not
understanding
your WHY?
By Arn
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When starting your Property Investment journey, it is so important to understand your end goal,
or at least have some sort of strategy, idea or picture, as to what your end goal might look like.
Your WHY might change over the years and that’s okay! Life throws a lot of changes and challenges,
but what is important is to at least know why you are getting into Property Investment to start
with.
In the beginning of my Property Investment journey, my ‘WHY’ probably wasn’t strong enough.
The aim of ‘get wealthy’, and because a few books suggest Property Investment is a good idea,
doesn’t really cut it. Some of my mentors owned substantial portfolios (20+ properties at the
time) and so I thought that’s what I want to do.
By the time I had bought a couple of properties some of my friends and colleagues had grown
their portfolio’s substantially. My initial pride was soon replaced with thoughts of “you’re not
doing well enough” and “you’re failing”. How crazy is that? Many people in this country are not
even fortunate enough to own their own home, let alone an investment property, and here I am
feeling as though I’m not doing enough!
Yes, pushing yourself to do the very best you can and setting challenging goals is important. It
is important to set the bar as high as you can. Who knows what you may be able to achieve? If
it wasn’t for my early mentors my wife and I would never have achieved what we have. Why?
Simply because we didn’t feel owning 20 houses was possible. How many do the majority of
Property Investors own? One, two, and a very select few, three or more.
The problem I was facing was that as our portfolio grew over the years, instead of celebrating the
successes, I still wasn’t content. If I wasn’t keeping up with my mates and peers, I felt as if I wasn’t
doing enough.
The key question I had to ask myself was; “When is enough, enough?”
When I was starting my Property Investment journey I wanted to own 50 properties like some of
my peers. But at what cost? How much is enough? Success is a personal thing. For some, financial
success could be a passive income stream of $50,000 pa. For others it could be a passive income
stream of $500,000 pa. But ultimately it’s all relative to the type of life you want to live.
Some of the wealthiest people I know are also some of the unhappiest, whilst others that have
little to no wealth are some of the happiest people in the world.
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People often say he or she is successful and this could be based on the sort of car they drive or the
sort of house they live in. Society seems to measure success in relation to material possessions,
income and assets. To me, success is so much more than that. There are varying degrees of
success. There is financial success, personal success, and a happy and loving family is a success.
Success will mean different things to different people.
Property can be a tremendous vehicle to help us achieve our financial goals but we need to
clearly define our ‘WHY’ first and constantly check-in, with ourselves, that we’re actually enjoying
the process. What is important right now may not be important in 5 or 10 years time and, like me,
that drive to own 50 houses may also change to feeling content with a lesser number but more
time to spend with friends and family.
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Becoming
Emotional
By Arn
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Making decisions with our heart and not our head is probably something we have all been guilty
of at some stage in our lives. Becoming emotionally attached to something that leads us to start
acting in such a way can cost us and it’s no different when it comes to a property transaction.
For most of us, a property transaction is likely to be the biggest financial decision we will undertake
in our lives. For some of us we may only do this once. For others, particularly those of us that are
looking to grow a portfolio and or trade properties, we may do this many times over. If we are
making decisions purely based on emotion, rather than logic, this could quickly begin costing us
tens, if not hundreds, of thousands of dollars.
Phil and I once met a client in our early days of selling real estate. She had been to a property
seminar and thought that investing in and or trading property was a good idea. She was ‘cashed
up and ready to go’. The good thing was that she wasn’t going into the property game blind. She
had read some books and had formed a good peer group, so she already had an advantage over
the majority of those that were entering the property market for the first time and did not know
what to do (which is completely understandable as you don’t know what you don’t know).
What was becoming a problem was that in her own mind she was a property failure. Why? Simply
because it had been three months since she had been to the seminar and she was yet to ‘do a
deal’.
Something you will hear us say a lot at AssetLab is that it is so important to remember that
Property Investment is not a race. There is no first place. There are no prizes being awarded. And
if we do want to think of it as a race, it is more like a marathon rather than a sprint.
So, back to our client... Three months in and she still hadn’t done a deal. Frustration had clearly
set in and so too had emotion, amplified by the fact that her peers and friends had done a deal
but not her.
Now I have heard and seen a lot of things during my career as a real estate agent but I’d never
heard the following words other than at this one time.
She came into the office completely distressed and almost in tears. After some discussion she said
to both Phil and I,
“I don’t even care even if I lose money on a deal, as long as I have done
one”.
We were both gob-smacked. How can someone get so worked up that it would lead them to say
something like this? She simply wanted to renovate a property and put it back onto the market
and didn’t even care if she lost money. I’m sorry, but that is beyond my comprehension. We could
have sold her anything so long as it had ‘do-up potential”.
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As we didn’t have what would’ve been deemed a deal at the time, AND the fact that our conscience
wouldn’t allow us to sell a property to a prospective client that we knew would lose her money,
we simply didn’t end up selling her anything and advised she may be better suited to another
agent. We don’t know how that story ever finished but that is the problem with putting yourself
under immense pressure and losing all rational thought. Don’t let (FOMO) Fear of Missing Out,
cloud your judgement.
I’ve also seen and experienced instances where some investors and traders have spent too much
time renovating a property, and the entire project, which should have taken one month, ended up
taking five months. When it has come time to sell the property (particularly in a falling market),
not only has the expected selling price decreased, so too have the buyer enquiries. Instead of
making $30,000 gross profit, the market was only prepared to pay what would have equated to
about $15,000 gross profit.
Because the trader has spent too much time on the project and beginning to see their profit
dwindle, they are not prepared to accept what the market is willing to pay. Add in a few more
months in a falling market and all of a sudden you are now in a loss position. Pride and emotion
have got in the way of a rational decision. The right action would have been to listen to the
market, do your own research to justify this, and accept that the profit may not have been what
you may have initially hoped for, but it is still a profit. Ultimately the trader ended up losing
money because the market continued to fall.
One piece of advice I was given when I first started was from one of South Auckland’s most prolific
traders. He said,
“Arn, I’ve never met anybody who went broke making a profit.”
I have worked in South Auckland for close to 20 years both as a real estate agent and as an investor.
I have seen countless first-time investors turn down some incredible deals simply because they
didn’t like a few things about the house. It wasn’t something they felt they would want to say
they owned to family and friends. They then ended up spending a lot more on something that
certainly looked nicer, but ended up costing a lot more and something that to this day, they
continue to ‘top-up’ the mortgages on.
We ultimately want property to pay us, not us to pay it.
So how do we ensure we don’t become guilty of becoming too emotional. Just remember first
and foremost that this is a business. The property is a rental property and not necessarily one
that you will live in. It is important that you have your own buying rules and to ensure that the
property stacks up as an investment. You don’t need to like the location, the colour of the house
or the fact the garden and lawns look like they haven’t been touched in six months.
The key is, does this work as an investment and is this within my budget?
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Analysis
Paralysis
By Arn
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When it comes to buying an investment property, the numbers are obviously very important.
Purchasing without a plan, and not understanding what the market value may be, can cost you
tens of thousands of dollars and the potential ‘opportunity cost’ of hundreds of thousands of
dollars.
Having a set of buying rules is critical but so too is understanding what you are looking to achieve
in the short, medium and long term.
Sometimes having a set of rules that are too stringent, without any real reason why they should
be like that, can prove detrimental to achieving success in property.
When I began investing in property in the early 2000s, my first set of rules given to me by my
mentors at the time were;
•

Buy property 20% below its market value, and

•

The property must have a 12% gross yield - in Auckland. Yes, in Auckland! I know it would
be nice to get yields now that would be even half of that at say 6% and yes you can still find
them in Auckland although they are a lot harder to come by.

Of course finding properties with such criteria was never going to be easy, but you could find
them. In certain areas it was easier to find properties that would fit this criteria, than other parts
of Auckland. However, I was trying to apply the same buying criteria to ALL parts of Auckland!
One of the first properties I could have bought was a 152m2 three-bedroom unit, in a block of six
in the suburb of Epsom. For those that aren’t familiar with Auckland, Epsom is one of the more
affluent suburbs and is very sought after, particularly if it is in ‘double grammar zone’, which this
unit was. That is, in zone for two of the most prestigious public schools in Auckland (Auckland
Grammar School and Epsom Girls Grammar School). People pay huge money to be in zone for
these schools.
I had a conditional offer on the property at $200,000. Yes, you read that right. $200,000 for a
three-bedroom unit in a double grammar zone. It was mine if I wanted it. All I had to say to my
solicitor was to “declare the agreement unconditional” and I would be the new owner. This was
in July of 2001 and I quite clearly remember the timeframe because I still have the Registered
Valuation dated 27 July 2001.
What happened next? Rather than declaring the agreement unconditional, I rang the solicitor
and told him to cancel the agreement. Why? Because the Registered Valuation I had obtained
valued the property at ONLY $230,000. Yes, you read that right again. I had an opportunity to buy
the property at a $30,000 discount with tremendous upside and I said NO!
The reason why I didn’t buy it was because it was only 13% below market value and not 20%
below market value. Can you believe that? This was a classis case of ‘Paralysis by Anaylsis’. My
stringent ‘rules’ cost me big time! Recently, I checked out the comparable sales and the Council
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Valuation and it now sits at $900,000. Properties in this area typically sell for a lot more than the
CV so the increase is probably closer to six times what I could have bought it for, in just eighteen
years.
I promised myself a few years later, after ealizing just how big a mistake I had made, that I would
never make such a mistake again. I became a little more flexible in so much that I had to take
certain areas into account and that not all areas would provide a 20% discount and to adjust
accordingly.
However I didn’t fully learn from that mistake.
This example had a slightly different twist to it. I had an opportunity to purchase a property
in Mangere circa 2006. I was interested in it not only because of the price ($270,000) but also
because I owned the property next door.
I put in an offer at $265,000. The agent said to me that the vendor was seeking $270,000. I let
ego get in the way and thought if I held tight that the vendor would eventually accept my offer.
It turned out that in the next few days there was another offer at the vendor’s price and the
property sold.
In today’s value (early 2019) that property would be worth about $750,000. That’s a capital
gain of close to $500,000 that I missed out on. But the lost opportunity to me was actually far
greater than that. Once the zoning changed with the advent of the Auckland Unitary Plan, the
property’s value became far greater. By owning both properties side by side I would have land of
approximately 1200m2 in size. That would provide a lot of development opportunities, further
increasing the property’s value.
Thus, the cost was not around $500,000 but probably closer to $750,000 not to mention the
lost opportunity of being able to leverage against this property as it grew in value. That leverage
would have enabled me to purchase more property, which would have also likely doubled in value
in the 10 years following purchase. All of this lost opportunity for just $5,000.
What this taught me was that it is important to understand your ‘end game’. My strategy is
ultimately to buy and hold property over a long period of time. I don’t intend on selling down
anything in my portfolio unless I can make the money, made out of that property, work at a far
greater rate than it currently is.
I now ask myself, what is $5,000 in the scheme of 5, 10 or 20 year?
It is really worth letting a property pass you by because of a bit of ego?
Understand your ‘end game’. Ensure you do have rules, but be willing to adjust those as the
market changes. The great thing with property is that there are so many ways to profit from it.
Don’t let ‘Paralysis by Analysis’ cripple you. It can, and more than likely WILL, cost you a lot of
money.
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If I own properties, I can
do my own mortgages!
By David Windler
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Stuff It Up Strategy
It all started when you went direct to your bank for your first home loan. You bank with the Brown
Bank so you go see the Brown Bank, and they give you a Brown Bank mortgage, based on their
calculations on how much you could borrow at rates that they are currently offering.
The Blue Bank might have been able to lend you more, the Yellow Bank might have been able to
give you a better rate, but Brown Bank is Your Bank and of course having banked with them for
years they will look after you. Brown Bank all the way!
After a while, your incomes go up a bit, and the equity in your home increases and you decide to
take that first step into property investing. Time to go back to the Brown Bank.
Brown Bank approves you for $500,000. You didn’t know that Blue Bank would have given you
$550,000, or Yellow Bank $600,000, as Brown Bank gets the job done. Brown Bank all the way!
And let’s say some further time passes and this repeats itself one more time. Brown Bank supports
you one more time, one more rental investment purchase…. job done, happy days.
But there is a problem...

The Problem (s)
What problem? You wanted to get into property investment, and Brown Bank did a great job.
They got you into your first home, your first investment property and then your second. They did
what you asked them to do. No problem……. maybe.
Let me be clear here. It could be Brown, Blue, Green, Yellow or any other colour you choose Bank.
You might have a problem or at least might have been better off exploring your options. You
only know what you know and whatever colour bank you visit they can only help you within the
confines of their terms at that time, and who knows all of that stuff??
Mortgage Advisers do!
Having just celebrated 13 years as a mortgage adviser, I would have thought that by now more of
the borrowing New Zealand populace would have realised that, not only do mortgage advisers/
brokers exist but that they offer their experience and advice for free.
Yes, you get to sit down with my 13 years in the industry, explain your situation, outline what you
want to do and have me go and spend time finding the best solution in the marketplace and I
won’t send you an invoice for my time!
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So what problems might we mortgage advisers avoid?
1.) Borrowing power – before you get to choose your interest rate and loan structure, banks test
your ability to borrow using a test rate or servicing rate which is much higher than the rate you’ll
get. The calculation tests your ability to borrow under tougher times when rates might be higher.
The main point here is that every bank’s test rate can be different as can many other aspects of
the calculation. I would be 100% certain if each reader here tested their ability to borrow with six
different coloured banks, they would get an approval for six different amounts.
What’s the problem?
Well what if you could have borrowed a little bit more for that first home, that first rental, that
second rental? Would it have put you into a different location or a different price bracket, with
a better yield or an ability to add better value or subdivide? What difference might your choice
of bank make to your net worth over, 5, 10- or 15-years’ worth of owning assets worth less than
what you could have purchased if you had chosen a different bank.
What if a different coloured bank allows you to buy one more income producing asset than Your
Bank allows you to?

2.) Rate – banks all have advertised rates. Carded rates and special rates. Of course, you go to
any number of comparison sites and pick the best. But is it the best? Is it actually the best rate
you could have got if you had the time to go round all the banks and even more so, is it the best
rate for your situation? Should you really go for that two year special or is the three year special
a better decision for your circumstances?
What’s the problem?
Well the more you borrow the more it costs in interest and if you are off market by 0.1 or 0.2%
every time you borrow and every time you re-fix, what might be the potential cost of that? Maybe
not too much, maybe a little more if you do the maths over 10 or 15 years.
The cost can be more significant if you fix for too long and rates drop or too short and rates go up.
Whilst all the crystal balls are broken, and no adviser will ever predict future rates with certainty,
a sounding board for rate choices and a deliberation with an experienced adviser would surely
lessen the chances of a costly mistake?
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3.) Risk – yes, every time you take out a mortgage you are increasing your risk position. Every time
you take out a mortgage with the same bank you are increasing your risk position further.
What’s the problem?
When Your Bank gives you a home loan to purchase your first home, it takes a mortgage over that
property. It gives the bank the right to take the property and sell it should things go very, very
wrong. Then let’s say it does the same for your first rental (gives you a home loan and takes a
mortgage), they link the two properties together with what’s called a cross guarantee.
The debt over the rental property is now linked to the home as the bank has security over both.
Your home is now exposed to the rental debt and should things go wrong with the rental the bank
can theoretically take its pick over what it can take to mortgagee sale. That to me is a problem.
Imagine the scale of the potential problem if you have your home and 2, 3 or 4 rentals, all with
the same bank?
4.) The Exit – Once you’re in a situation where you have multiple properties with one lender,
getting out of that situation gets more complicated than one thinks. At some point, multiple
property owners will exit out of their mortgage debt by selling down, for others life events occur
and sale of a property becomes a necessity, sometime under duress or time pressure.
Historically it was fairly simple. The property has a sale price, there’s some real estate commission
to net off, one or two other costs to factor in and the bank would allow you to retain enough
lending over the remaining properties (remember you allowed them to take mortgage over the
lot!) to be covered by the value of those properties. In simple terms as long as the bank calculated
they had enough security after the sale you could keep the remaining proceeds of the sale.
Not now. Not only will the banks make sure they have enough security, but they will also check you
can afford the amount of lending you want to keep in place. Many will request a full application
with all the supporting paperwork, just like you had to, to put the loan in place in the first place.
They potential therefore can request you pay the full proceeds of the loan….and that cash you
expected to get from the sale……gone!
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The Alternative (the get it right strategy)
The #1 rule for property investors is to ‘split bank’. The moment you have two properties under
ownership is the moment you also have two banks. Rule #2, by the way, is to re-read rule #1.
How do we do this?
Remember when you went back to the Brown Bank for that loan to buy your first property? Well,
you can still do that. Brown Bank after all is where your current home is, and Brown Bank is a good
bank. All you need to do, instead of asking them for 100% of your intended purchase price, is to
get them to approve you 30% of it!
Under the current LVR rules, we have to have a 30% deposit to purchase an investment property
through a bank, so that’s all we need Brown Bank for. We then need a Blue, Yellow, Green or
whatever colour bank to give us the 70% and we have what we need. Brown Bank has the
mortgage over our home already and the new colour bank takes the mortgage over what we
purchase…. job done, both the securities and therefore the banks are ‘split’.
There’s a knack to doing this successfully, and good advisers who specialise in property investment,
will do this for you in their sleep.
Firstly, we always tell each bank what we are up to. Brown Bank has to know that we are borrowing
70% from another colour bank, and that bank must know where the deposit is coming from. It
means that the income maths must now work for two banks, not just one. This is now where
using an adviser can start to work in your favour. It’s at this very first stage where the smart
adviser is not only picking the right two banks, they are also selecting which one stays over the
home and which one gets the first rental.
This initial move to split bank alleviates potential problems 3 and 4, (Risk and Exit). Which bank is
best over home or over the rental needs to take care of potential problems 1 and 2, (Borrowing
Power and Rate).
These two banks need to give us what we need to borrow under the most competitive market
terms we can get. And have no doubt Borrowing Power comes first. There’s no point in getting a
great interest rate from a bank that won’t approve what you need!
In conclusion, I have a confession to make. I am the worst DIYer that I know. If there’s anything
needing to be done around home, I fear doing it so badly that I’ll make things worse. Therefore, I
don’t attempt it. The consequence of course is that I have to pay to get the job done.
Best thing about fearing you’ll choose the wrong colour bank to implement your ‘get it right
strategy’, is that mortgage advisers will be happy to do it for free.
Happy Investing!
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Not Knowing
which expenses
are deductible and
how to maximise
them
By Glynis Carter

20 Ways to Screw Up Property Investment

| 53

The tax rules around deductibility of expenses for rental investments can be quite gnarly and you
do need to have a good knowledge of the tax legislation to make accurate assessments on these.
Making a mistake in this area can be costly and may cause you to upset your long-term holding
strategy. Some expenditure can become “black hole expenditure” where it is neither deductible
nor depreciable, which is definitely not the outcome that you want.
When you are calculating your rental investment profit/loss and cashflow needs, there are normal
rental expenses that can be claimed such as described by Phil in his chapter on positive cashflow.
However, some items affect your cashflow but cannot be deducted for tax such as repayments
of principal.
We want you to be claiming all the rental expenses available to you under the Income Tax Act and
ensuring you don’t pay any more tax than you need to, this is called tax minimization.
We have a detailed rental deductibility table available which shows exactly what types of expenses
can be deducted and situations where the deduction is limited or not available. Please email
administrator@mc2ca.co.nz if you would like a copy.
Here are some of the most common errors and issues you need to watch out for.
Maximising Expense claims:
Interest deductibility – I won’t go into too much detail here but it is really important to get
good advice before you purchase a property, to ensure you get the full interest deduction.
For Example:
Purchasing a $600,000 property by using your savings to pay the deposit and then later reborrowing that money to renovate your own home.
May result in (if you need a 30% deposit say) loss of interest deduction on $200,000, therefore
up to $3,300 in tax deductions.
Whereas if you get the right advice from your accountant this tax deduction would be available
to you.
Another area that can create some problems is if you decide to rent out your family home
and purchase a new family home, this needs to be carefully structured to avoid losing interest
deductibility.
In our experience, bank employees do not have a good knowledge of structuring your borrowing
for success, and we have even found that they have advised clients incorrectly just to make it easy
for them. Ensure you talk to your accountant or if you don’t have one come in for a free meeting
with us at Monteck Carter. We work closely with your mortgage broker, who will understand the
need for good advice.
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Legal Fees – There are times when these are deductible and when they are not, please get
advice on your situation to ensure you get the deduction if you can.
Repairs and Maintenance – There are complex rules around when these can be deducted
and when they become capital items which cannot be deducted, and may not be depreciable.
This can depend on:
•

the timing of the spending.

•

how the repairs are managed, eg. direct replacement vs improvement.

•

Chattels are depreciable but capital additions are not so knowing the difference is important,
and this is not clear cut.

In summary the general rule for deducting an expense is that you must be able to relate it back to
your ability to earn the income.
However, the specific rules that apply are not so simple and are regularly changing as the
government of the day seeks to slow down the property market.
With the experience we have at Monteck Carter of dealing with many rental property clients over
more than thirty years, you can be sure that we know what we are talking about and will give you
the best advice possible.
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Structuring the
purchase of your
rental properties
the wrong way
By Glynis Carter
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Understandably when you purchase your first rental property you are trying to save as many
administration costs as you can and reduce any unnecessary outlay.
Often when doing this you forget to look at the long-term strategy.
Long term strategy for purchasing rental investment properties is one that leads to more than one
property purchase and often several.
Having the correct structure in place when you start is not only sensible but in the long run can
save you money.
The costs for putting this in place are worth the end result.
Let’s take a look at the four possible structures you may have heard of:
1. Purchasing a property in your own name. (Sole Trader)
2. Purchasing a property in your own and another person’s name (Partnership/Joint Venture).
3. Purchasing a property through a company structure. (Company)
4. Purchasing a property through a trust. (Family Trust)
In simple terms:
1. Sole Trader
•

pays tax in their own name at their own marginal tax rate (can be as high as 33c/$).

•

cannot attribute income to any other family members (e.g. spouse).

•

has no legal protection from creditors the debts are all personal, so he/she is personally
liable.

2. Partnership/Joint Venture
•

Partners pay tax in their own names (at their marginal tax rates)

•

Income is split equally between the partners

•

Again, has no legal protection from creditors, each member of the partnership is liable for
all partnership debts (not just their own).

•

Therefore, you must choose your partner or partners carefully. This also is true for a joint
venture arrangement.
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3. Company
•

A company is taxed as a separate entity from the shareholders (owners) and the corporate
tax rate is 28%.

•

Company shareholders are only liable for the company’s debts up to the amount of their
capital in the company.

•

There are statutory (administration) duties of both directors and shareholders which need
to be done.

•

Look Through Companies (LTC) are companies with a special tax status which allows income
or losses to flow out as if the owners were in a partnership.

4. Family Trust
•

We do not normally advise for a rental investment to be owned by your family trust, due to
the restriction on allocating any losses and the trustees tax rate of 33c/$.

•

However, there may be circumstances where a trust is the right vehicle, such as positively
geared properties and where there are beneficiaries on low marginal tax rates.

•

We would recommend discussing your personal circumstances

The above summary is a very brief overview of the structures available.
There is also new tax legislation such as Brightline tests and Ring-fencing of losses which have
changed the landscape for rental investors and the structures that were best prior to these coming
in may not be the structure that is best for you now.
These new rules make it imperative to choose the optimal structure at the time of settling the
property as there are tax consequences to restructuring later.

At Monteck Carter we can provide you with a comprehensive assessment of what structure is
suitable to your personal situation. Please contact us to have a free meeting to discuss what will
be best for you.
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Getting the allimportant Tax
and Accounting
Issues wrong
By Glynis Carter
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Our current government is intent on kowtowing to the masses and ensuring that the “greedy
and capital driven” rental investors “who make money from doing nothing but holding property”,
are no longer able to make quick capital gains or deduct rental losses, and have put in place the
following changes:
Brightline Test
This initially meant that if you bought and sold a property within two years which wasn’t your
family home then you paid tax on any gains, this has now extended to five years.
Our feeling on this is that most rental investors are in it for the long term anyway, if they do make
a profit within a two- or five-year period then they still get a major percentage of that profit after
paying tax, and any gain is a good one.
One mistake people make in this area is to purchase a property to hold and then change their
mind, this can result in gains that are taxable or with market movement, even losses which may
not be able to be accessed due to the “Ring Fencing” explained below.
It is important to talk to your accountant whenever you are buying or thinking of selling a property
to ensure that you don’t get caught by these rules. At Monteck Carter we can advise how to avoid
getting caught by the Brightline Test either on purpose or by mistake.
Ring Fencing of Losses
This legislation is not enacted yet but has been through the house and is expected to be in place
by the end of March 2019. As you will hopefully be making your properties cashflow positive
then this may not affect you, but it is good to have some awareness of what it is all about.
This legislation only relates to residential rental property losses and excludes where someone is
renting out part of their home. All residential rental property losses and gains can be accumulated
in an individual, company or trusts tax return but they cannot be deducted from income from
other sources such as investment income or income from salary and wages.
As this legislation has not been passed yet, we do not have the final detail on how it will work
but if you have high residential rental property losses it might be worth having a chat with us.
It is proposed to take affect from 1 April 2019 and the anti-avoidance clauses will not allow for
restructuring of rental properties or debt, after that date if the restructuring is principally done to
avoid the impact of this change. So, if you are concerned contact us now for a review. Our website
is www.mc2ca.co.nz.
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Tainting rental property investments
The tax rules around whether a property is a buy and hold (rental investment) or one purchased
for resale are very complex and it is important that if you have any questions around how your
purchase will be treated then a meeting with us to discuss it will be very prudent.
If you are currently trading property and you buy a long-term hold, it will, more than likely, be
tainted by the trading business. This means that you will have to hold that investment greater
than ten years to obtain a capital (tax-free) gain. However, if you buy a property for your trading
business and then decide to hold it, the gain on that property will always be taxable.
And watch this space for a comprehensive capital gains tax if the Labour Government are reelected……….
Other
There are a lot of mistakes made by property investors and we see them all – sadly too late.
These can have a real effect on your overall ability to maximise your investment.
Here are some common ones:
•

Claiming GST on residential rental expenses

•

Not retaining accounting records

•

Thinking they can do one-off developments without paying tax

•

Paying cash for business expenses or workers.

•

Undertaking a taxable subdivision on a buy and hold property.

Talk to both your lawyer and accountant prior to buying or selling any property, or if you are
unsure of anything else. A quick phone call can ensure you are doing things correctly and avoid
these common pitfalls.
NB: Register for our newsletter and blog on www.mc2ca.co.nz and you will be updated with any
changes that are happening in the tax and accounting areas.
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Not having a
Plan B And Not
understanding the
risks and downsides.
By James
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When I tell people that I am a property investor their response is often;
“Oh really, you must be a bit of a gambler… Bet you are hoping the market rises again soon?!”
When I hear this response time and time again, I have a little chuckle to myself. In my opinion I
could not be less of a gambler if I tried and I have strategies no matter what the market is doing,
not simply being a speculator and waiting for it to increase. In all reality, my risk tolerance is very
low and I have a number of exit strategies or Plan B, C and D’s for every trade property or buy and
hold property I purchase.
For example, I just completed a trade in South Auckland. The property was a 3-bedroom, 90sqm
house of fibre cement construction on a 607sqm plot of land. The first port of call is buying well
and knowing the Plan A strategy.
In this case it was a Do-Up property, so the formula, which I thought would produce the greatest
profit with a minimal risk was to settle the property, carry out a cosmetic renovation and then sell
the property, targeting a first homebuyer. I negotiated hard and with the help of an agent I have
dealt with on a number of occasions I was able to get the deal across the line at $525,000. I knew
this was a good buy as I had seen similar properties selling in the mid $500,000 and once it was
renovated, I saw it as comparable to properties selling at the $650,000 mark.
So, the first Plan B was buying well enough that I could do a nomination or contemporaneous
settlement to another trader. I knew there would be traders around that I could pass this onto for
$535,000, make $10,000 and not have to settle the property. That’s a great Plan-B but I believe it
was more profitable to settle and carry out the renovation, so that is what I did.
The renovation took five weeks to complete and cost $37,000 plus GST. Over that 5-week period
the agent and I worked on lining up a buyer, so that the minute the property was ready we
had genuine, qualified buyers. The property ended up selling for $660,000 and very quickly,
thus meaning everything went to plan and it was the best-case scenario. However, for the sake
of learning I had a couple of other strategies up my sleeve should the market have completely
dropped or I was struggling to sell the property.
Plan C was having enough margin in the deal to be able to drop the price
and undercut all the comparable competition in the area. This might have
meant making $25,000 less in profit but the property would have flown out
the door at a $635,000 price point.
The Plan D for this property and the last line of defence for all my trading endeavours is to hold
the property and either rent it out short term if there is just a small speed bump in the market
conditions or rent it out long-term if the market has had a major “road closure”. Luckily, in all
the trading I have done I have not had to implement this strategy but it is great to have it there
as a worst-case scenario. This property, even in this hypothetical slumped market would have
still valued at $660,000 so I am realising instant equity of almost $100,000 straight way. Because
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I deal at the lower end of the property market with lower buy-in and sell-out the rent from this
property would cover my mortgage. With the renovation completed I see similar properties in the
area renting for $600 per week. It obviously is not ideal for a planned trade to turn into a buy and
hold but having that last resort backstop in place puts my mind at ease, knowing all of my bases
have been covered.
By going into a deal with your eyes wide open to all the downsides that could affect the outcome
means you can put measures in place for each and every one of those.
This does not just minimise the risk of the deal but in my opinion gives the investor a lot of
confidence. Remembering, most of property investing is based around working on the investor
rather than the investment and confidence in ones decision-making process is gold. In short, plan
for the worst but hope for the best, and be confident in the backup plan that is in place.
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Not treating
Property as a ‘team
sport’
By James
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Before I embarked on my property journey, I was a Triathlete.
A hard-grafting sport with an inherent solo aspect to it. Early starts with nobody to motivate
you to get out the door at 5am, long 6-hour rides in the rain by yourself where no one would
know if you turned around prematurely and went home for a hot shower. When I got involved in
property, I simply expected it to be the same. Individual and competitive, there are only enough
properties for a few people, right? Wrong! This is one of the biggest misconceptions and mistakes
I made and I see others make it as well. Property is one of the largest team-sports there is and
there are more than enough properties to go around.
Luckily for me I started to realise this over the course of my first year in the property game. In my
opinion one of the greatest things about property is how diverse the people involved in it are and
this is where the importance of teamwork lies. With this diversity the opportunity arises to work
with others that have resources that you don’t necessarily have and vice versa.
In my scenario I had jumped straight in the ‘property deep end’, I did not have a job at the time
so I went 100% into full-time property investing. However, I did not have a whole lot of money
behind me so I was what I like to categorise as “time rich, cash poor”.
With the individual mentality I had grown to rely on in the triathlon world, I would have only
been able to proceed at a certain pace in my investing career. Fortunately, I was able to speed up
the process by teaming up with a number of other investors that lacked the skills and resources
that I had and were acquiring at a fast rate. Generally, these were people that were “time poor,
cash rich”.
In short, I had the time to be out in the market meeting agents, buying properties, managing
renovations and networking with everyone within the property industry. They had the money and
serviceability to fund the properties I was buying and so a number of “team’s” were established
with massive benefits for all involved. Instead of having one trade property on the go, which I
would have made all of the profit on, I was able to have five on the go and take 50% of the profits.
Thus, in turn meant I was able to re-invest those funds into more buy-and-hold property, which
for me is the long-term goal.
In addition to this Joint Venture structure I also built up a database of clients that were looking
for both trade deals and buy-and-hold properties. In some cases, I would buy a property and if it
was more suited to a buy-and-hold investor, I would nominate it over to them and take a fee for
finding the deal.
One of these deals only worked at the time as a buy-and-hold property and I was only able to
trade at the time. This specific deal was 2 x 2-bedroom standalone, cross lease properties each
having a share of the 607sqm of land. The beauty being they are on separate titles and can
obviously be rented out separately but when you own both, you control all of land. In this case
I did a $10,000 fee for finding and securing this deal and I know for a fact that the investor who I
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passed this property onto is extremely happy to this day. The two properties are performing very
well with positive cash flow and over $250,000 of equity within the properties.
Similar to sport, you are only as good as the weakest link in the team and
people generally only remember the last result you have got.
This could not be more relevant in property. If you are finding deals for people they need to be
as good, if not better than the ones you would keep for yourself. It only takes one time that you
pass on a mediocre deal to someone and your reputation can be tarnished and you are letting
down your team.
Over the years I have built up what I like to refer to as my “power team”. These are a number
of people who help me perform at the level I need to. This goes from my solicitor through to
accountant, mentors, business partners, networking colleges and renovation team. This is an
ever-evolving platform and although the idea is to keep the same people alongside you for a good
amount of time, it is not always possible. Specifically, my renovation team is consistently being
mixed up and changing.
Like most things, when there is more than one person in the fold it is important to make sure
these relationships are mutually beneficially, you want everyone to be winning and succeeding. I
have found that the better the relationship the longer it lasts and the more profitable it is for all
involved.
Teamwork makes the property dream work!
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Overcapitalizing
on your
renovation
project
By James
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One of the biggest mistakes I see investors make is overcapitalizing when renovating properties,
both trading and within their buy-and-hold portfolio.
And yes, I am guilty of falling into this trap over the years as well.
It is funny because everyone is so objective when it is not their property, however, the minute
they have ‘skin in the game’ the emotional attachment seems to set in. Suddenly, the matter-offact demeanour of sticking to the budget can morph into a splurge here and a splurge there when
it is their own property.
It is not so much the extra $20 for a light shade that matters, but when you add up 10 of those
throughout the house that is a total of $200 extra.
Now this is fine if having a slightly nicer light shades increases the sale value
of the trade or increases the rent of a hold, but in my experience, generally
these little additions to the budget don’t do either.
The main thing they do is take away profit from your bottom-line. You have effectively lost $200
and the only thing you have to show for it is marginally nicer light shades.
I like to work off a 3 to 1 rule when I am doing a renovation for either a trade
or a buy and hold property.
It is not an absolute steadfast rule, but more often than not it works out. Basically, if I am spending
$1,500 on putting a fence up across the front of the property, I want to see a return of $4,500
either in profit when I sell it as a trade or equity when it gets valued as a hold.
It is a cliché but as this is a business it all comes back to ROI (Return On Investment). The only
exemptions to this rule are if it is going to dramatically decrease maintenance going forward for a
buy and hold property or in regards to a trade if it is going to make the property sell faster.
Even then it may not be worth doing during the renovation but it could be a point of negotiation
in the contract to get it over the line. For example, I don’t regularly put heat-pumps in my trade
properties. When I go back to my rule of thumb, they are $1,800 approximately and I do not see
$5,400 of extra profit by installing one. However, the last South Auckland trade I did the agent
mentioned that the purchasers loved the property but one of their priorities on their check list
was a heat-pump. To get the deal across the line I said that if they could go unconditional on
the contract, I would have a heat-pump installed for them by settlement. I saw this as a win-win
scenario as they got an extra appliance they wanted for their home and I was able to get the
property sold and move onto the next one.
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One of the most important things when working out how much to spend on a renovation and
the quality of items you are fitting the property out with is knowing your target market. Who is
your buyer in that market, at that price point? Investor? First homebuyer? Second homebuyer?
Are you at the $600,000 price point or $2.5 million? Or if it is for a rental property, what is the
standard that tenants expect in that area, at that price point. A family paying $450 PW rent is
going to have completely different expectations to a family paying $2,000 PW rent. Odds are they
are in completely different socio-economic brackets. This way, by knowing your buyer or tenant
you are able to cater for them to the highest standard that your ROI will let you. Any more and it
is money out of your pocket, any less and they be swayed to go with the competition.
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Falling for snake
oil salespeople
- Developers,
Educators, Agents
By Phil
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Stuff-It-Up Strategy
I thought I had won Lotto.
Or at least the equivalent. I’m in my early 20’s, fired up from reading ‘Rich Dad, Poor Dad’ and
listening to Tony Robbins tapes (yes, tapes folks, my early 20’s were a while ago) and attending
my first ever property investment seminar.
The presenter was no dynamo at all, but the information was exactly what I was looking for. It
was the ‘how’ to go along with the ‘why and what’ of Rich Dad, Poor Dad. Brilliant.
They outlined exactly how to purchase one of their specially selected ‘investment properties’,
along with all of the capital growth projections, tax benefits, and cashflow projections showing
what a small amount I would need to ‘top up’ every month to own the property.
And the BEST PART…The properties were there and available in the room that night, ready to
buy. The icing on the cake was it was a ‘one stop shop’ all set up to help make it easy for me; they
had a mortgage broker there, a legal firm to handle the contracts, their own in-house property
manager and the best investment properties available on the market today. Unfortunately, there
was a limited amount so only the lucky few who ‘got in first’ would be able to secure one.
Naturally, I was one of the many attendees who beat a path to the back of the room to ‘sign up’,
and I had bought my first property subject to seeing it with the Director of the firm himself, who,
in an incredible show of selfless assistance took me to the new development the following day
to point out the many benefits of the house. In other words, a professional salesperson sold a
complete newbie, with big ambitions but zero skills or education…A lemon.
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The Problem
The problem was that I didn’t know what I didn’t know. And what I didn’t know was…A lot.
Of course, none of us know what you don’t know until you realise you don’t know it! And that is
where the danger lies.
Being educated, taking the time to be patient and learn more than just from a few books would
have saved me a fortune and a lot of stress on this ‘deal’.
As it turned out, here are a few highlights of issues which could have been avoided had I known
better:
•

I paid full price for the property. I had no idea about negotiation or that it was possible to
buy below value, so I paid the full asking price.

•

The asking price was supported by a registered valuation, at the exact asking price. I later
learned that the ‘flexible valuer’ had given a valuation approximately 22% (at absolute
best) above where it should have been. I had over-paid substantially for it at a stage of the
property cycle where buying under value was easy, at least for others who knew what they
were doing.

•

It was negative cashflow. This may not sound too surprising given it is in Auckland, but this
was two cycle’s ago, and back then it was EASY to find positive cashflow deals (again, for
others who knew the basics), Getting 8-10% gross yields was an easy task. Yet I managed to
secure a deal at 6.3% gross yield. Ouch.

•

The broker arranged the finance for me, so helpfully, through what he called an ‘alternative
lender’. In other words, a second-tier lender. I was assured that it was the only way for me
to be able to buy it and that the additional 3% interest rate margin didn’t matter since the
projected capital gains made it more than worth it. Projected…Learn to be very cautious
around that word. This made the property SIGNIFICANTLY negative-cashflow and the
monthly top-up took up every spare cent of my minimal salary, not to mention the fact
that I had to forego anything ‘fun’ and tighten up everywhere I could just to pay the loan.

•

And then there was the Property Manager. I was assigned a property manager from their
own in-house property management firm. She was a nightmare. She walked all over me,
treated me like hell, and treated the tenants even worse. It was a nasty experience from
start to finish. Not to mention the 9% management fee (plus disbursements and whatever
else they could add in) at a time when it turned out 7% was the high-end.

•

There was more that happened too, but I think you get the picture. It wasn’t pleasant and
managed to suck the fun out of my life quite successfully.
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The Alternative (getting it right)
“If you think education is expensive, try ignorance.”
Property deals with BIG numbers. One small mistake can cost tens or hundreds of thousands of
dollars. Yet still many people try to go cheap on the front-end and cherry-pick seminars looking
for free advice or rely on forums to seek advice from people they often have no idea about.
Sometimes it works, but equally as many times it causes losses and stress.
I would seem bias because we run a Property Coaching program, but I believe in the value
of education. Coaching isn’t right for everyone but at minimum, seek out answers from people
who are qualified with real experience. Free advice is often the most expensive. Get good
advisors around you and don’t be afraid to pay them well. Surround yourself with like-minded
people and bounce ideas off them. Be patient and take your time, don’t be rushed into
anything, and do a lot of Due Diligence on each deal.
And when something doesn’t go to plan…Fail forward and fail fast. Learn from the mistakes and
use that to make the next deal better. The lessons learned from the ‘deal’ above, have made me
a lot of money and saved me a lot of stress. Get around people who are happy to share the good,
the bad, and the ugly, openly. The value is ‘off the charts.’
And remember, when you think you know it all…You are in real trouble. Kick ego to the curb and
be open to always learning and staying up-to-date. And if you don’t know what you don’t know,
at least make it your mission to find out what you don’t know and then seek out those who can
teach you.
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