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We’ve all had one defining experience that’s completely put us off doing 
something again. It may have been back as far as school or in the more 
recent past, but enough to have a long-term impact on our confidence.

If might be that you’ve invested before and had a less than satisfactory 
experience. You may not want to dip your toe in the water again.

But what if I told you there’s another way?

That by acknowledging what happened – then moving forward  
– will help you to achieve your financial goals?

Because when it comes down to it, failing to reinvest is holding 
you back from building wealth and securing your future.

Take a read through my guide to the Top 10 Residential Investment 
Mistakes and see if there’s anything you’d do differently the second 
time around.

We’ll help you get back on your feet again, ready to take that 
long awaited trip to Destination Freedom.

Introduction
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1. Investing without a strategy

You can’t hit a target without having a goal, but this is the way some 
people invest. They decide to build a residential investment portfolio, 
see a property for sale the next day then take it as a sign that it’s time 
make a to purchase.

Before my clients invest, we sit down for an all-important 
Destination Freedom Discovery Session.

This personal fact-finding mission is essential for every residential property 
investor and provides a clear path for your Australian real estate journey. 
It helps us to find a clear aim for their portfolios and work on a property 
portfolio investment plan.

I’ve found that the most common reasons people invest are:

 To create a nest egg for retirement

 To pay for education expenses

 To increase their income

 To go on regular holidays

Without a clear goal in mind, it’s impossible to move forward.
What’s your reason to invest?

2. Buying without a cash buffer

When it comes to risk mitigation, I make sure my clients’ investment plans 
are watertight.Unfortunately not all property portfolio specialists take the 
same due care and their clients can end up in dire financial straits.

On top of the essential insurances, setting up an appropriate cash buffer 
for every investment property is non-negotiable.

A sum of 3, 6, 9 or 12 months worth of expenses on top of the 
initial purchase price is calculated to put aside for a rainy day.
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This cash buffer is ideal to carry you through times of job change, 
tenant loss or other unplanned financial strain. Here’s how it works 
based on a 3 month scenario: Say you buy a property with an asking 
price of $450,000

 Loan repayments @ $1875/month = $5,625

 Property management fees/rates/insurances, etc = $2,000

 Weekly tax deductions $200 x 13 weeks = $2,600

     Recommended cash buffer amount = $10,225

The cash buffer is held in a high interest bearing account and any proceeds 
flow back into the income. Without a clear goal in mind, it’s impossible to 
move forward. What’s your reason to invest?

3. Listening to the neighbour

You know Doctor Google?
The one you consult when you’ve got a rash on your arm but no time 
for a medical appointment? That’s just as effective as listening to the 
person next door’s tips on property investment (unless of course they’re 
a professional, but that’s another story!). This time around you took their 
advice and bought a house they’d spotted on their way home from work 
one day. The property has never been quite right and you’ve got it on 
the market now hoping for a quick sale.

Finding the right investment takes thorough research. 

You have to consider the financial outlay in terms of what suits your 
overall goals, budget and timeframe.

Don’t waste time or money by listening to amateurs. 

Treat your money with the respect it deserves and call in the professionals.

You need to talk to a residential specialist such as myself to make sure 
the property ticks all the right boxes.

Doing anything else will achieve less than stellar results.
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4. Buying a property out of fear

The apartment seemed to match your criteria on paper,  
but something wasn’t quite right when it came to the crunch. 

You couldn’t get to sleep at night for worrying but felt pressured to invest, 
so you went ahead and bought it anyway.

It was an opportunity that promised to make you a lot of money, 
a once in a life-time kind of thing and you couldn’t miss out. 

As you picked up the pen to sign the papers, doubt set in. 
When you couldn’t pinpoint what was wrong, you went ahead anyway.

Turns out, your initial gut instinct was spot on.

The property was a complete waste of time and you came out 
of it in a worse position than before.

Unfortunately this is more common than you’d think and it’s why I stress 
to my clients that there will always be another investment property. 

Even though something may appear to be a good opportunity,  
if the timing isn’t right for you, take a step back and wait until your 
personal situation improves.

There’s no point moving forward with regrets.

5. Selling an investment at a loss

Everything happened at once. 

First you had trouble finding tenants, then you lost your job. It was hard 
making ends meet and you looked around at your assets for something 
to sell, when bingo! 

You put your investment property on the market. 

Regrettably, you couldn’t get the price you needed in such 
a short time frame and ended up selling at a loss.
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By the time you’d paid the agents’ fees, conveyancing and other 
associated costs, you walked away shaking your head and saying 
“Never again.”

This is where your purchasing strategy could have come into play. 

Had you set up an appropriate cash buffer you would have been 
covered in case of financial emergency. It would have been sitting in 
a high interest bearing account ready and waiting for this very situation.

You could have used the funds to cover expenses until a new tenant 
moved in and you found another job.

Get the structure right first time around, then set and forget.

6. Believing the perfect property myth

Mary’s looking for the ideal residential investment.

It has to be cashflow positive, have the potential for high capital growth 
and she doesn’t want to buy in a rising market.

She’s spent three years on the investment sidelines waiting for the 
perfect property to come along. That’s three years without tax deductions, 
rental income, depreciation or capital growth. Not to mention the fact that 
each of these components would have helped her investment property 
pay for itself.

Mary’s inaction has cost her alot of money.

I’ve met more than one person like Mary along the way and my advice 
is always the same:

 Don’t chase the ‘golden egg’

 Get into the market as soon as possible

 Hold your investment and its value will build over time

 Set it up from the start for positive cashflow

 You’ll eventually get both cashflow and high capital growth

When it comes to investment, patience is a virtue.
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7. Buying the house next door

It could be the perfect match – you want to buy an investment property 
and the house next door has come up for sale.

You tell yourself it’ll be fantastic: you’ll be able to keep an eye on things 
and make sure it’s looked after just the way you…

Stop right there!

Buying the house next door may well be the worst investment decision 
you could make. Not only is it a bad idea from the point of view of 
being able to see a tenant’s every move, it’s not always the most 
sound financial decision.

More than likely, you’ll end up paying over the odds on a property 
that’s already had a major capital gain.

Further, all your financial eggs will now be placed in one rather 
large basket – or street, as it may be – when it’s usually best to 
diversify your investments.

The decision to invest has to come from a solid financial basis. 

It’s about doing the numbers and finding a piece of real estate that’s 
set to make you solid and consistent financial gains. Forget convenience 
and seek real wealth building opportunities instead.

Talk to a professional portfolio specialist like myself and we’ll help 
you find something more appropriate further afield.

8. Buying for the short term

There are many costs involved with the purchasing and selling of property 
– at the front end, you’re faced with Stamp Duty, mortgage fees and 
building inspections where applicable.

At both ends of the deal, there’s conveyancing and when you sell, agents’ 
fees and Capital Gains Tax come into play.

Buying property isn’t like playing the share market.

There’s no short term trading where you get in and out within a matter 
of months as you take a punt on the rise and fall.

Bricks and mortar make for a solid, long-term investment which gives you 
the full benefit of capital growth, combined with ongoing rewards from 
positive cashflow.

What better reason to hold property than the fact that it usually 
doubles in value over every 10 year period? 
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Depending on your exact investment location and the state of the market 
when you buy, there will be exceptions to this, but as a general rule it’s 
fairly close to the mark.

A buy and hold property investment strategy should provide you 
with a solid income stream for many years to come, but takes 
considered planning.

If you buy well in the beginning, there will be no

9. Buying quantity over quality

We’ve all heard about that one investor with a massive nationwide 
portfolio, but not much to show for it.

It comes back to the quality of their investments.

I would prefer to have fewer properties in my portfolio than dozens 
just for the sake of the numbers. 

A bigger portfolio isn’t necessarily better – especially when it’s packed 
with second-rate housing you rent out at bargain basement prices.

Instead, it’s wise to protect the assets that matter.

Over-buying puts your other properties at risk. It’s wiser to safeguard 
your better performing investments .

Before you increase your portfolio, ask yourself “Why?”

What are your long-term goals and what do you hope to achieve through 
this investment? If you’re in it just to see how many properties you’ll get 
on the board, you’ll end up disappointed.

Diversity in housing mix and location brings greater results.

Choose a variety of properties across a spread of locations. It’s not just 
a pick-and-mix, adding to your portfolio every time you see something 
new on the market.

Take care of your money and it will take care of you.
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10. Not knowing your key numbers

If you don’t have a real handle on your current financial situation, 
it’s impossible to calculate a true investment budget.

You really need to know what’s going out versus what’s coming in, 
as well as your current obligations including mortgages, personal loans 
and credit cards.

How will your income change into the future?

Whether you’re planning to start a family or take 12 months off to travel, 
these life events will have a major impact on your budget. So too will 
the likelihood of a job change or pay increase, both of which need to 
be factored in before investing.

While a poorly calculated budget may mean you’re likely to 
overspend, there’s also the danger you won’t spend enough. 

The difference of another $50,000 on your loan might just get you into 
a more attractive investment area – it’s better to know what you’re capable 
of rather than jumping in too early.

Once you’ve done your budget, consider your cash flow in terms 
of before and after an investment property purchase. This includes  
the property’s income less expenses, plus the relevant taxation rebates  
for your bracket. You will then know whether residential property 
investment is an affordable choice.

Christine Williams 
Property Portfolio Specialist

Smarter Property Investing
1300 736 754  
christine.williams@smarterpropertyinvesting.com.au

As heard and seen on:

As a thank you for taking the time to read our EBook, Christine is offering you  
15-20 minutes of her time to answer your burning investment property questions 

Call now 1300 736 754 


