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This newsletter has been designed to keep you updated on what is happening within the industry and our real estate agency 

We are focused on maximising your rental income and optimising your capital growth 

 

It is one of the greatest fears for a landlord – having a bad tenant in the 
property potentially resulting in lost rent, property damage and delayed 
periods of time to gain vacant possession of the property. 

We see it often in the news and media ‘The tenant from hell’. 

Appointing an agent is a wise choice in owning an investment as the  
‘bad tenants’ pray on the private landlords who are not skilled in the 
selection process, reference checking and have no access to national 
tenant databases to determine if a tenant has defaulted in previous 
tenancies. 

While we conduct the most thorough reference checking, there are 
times when previously good tenants can turn bad, that can sometimes 
cause undue stress for landlords. 

Examples of tenant changes in circumstances: 

• Loss of employment 

• Sickness, stress, pressure or mental illness 

• Change in partners or friends   

• New addictions or involvement in illegal activities 

These changes can take place at any time. As your managing agent we 
are constantly working towards minimising your risk with regular 
inspections and constant rental payment follow-up when required. 

However, if a good tenant turns bad, you need to ensure that you are 
covered.  Landlord protection insurance is there to ‘protect’ you when 
unexpected things go wrong.  The reality is that renting a property is 
never a guarantee of ongoing good tenants as circumstances can 
change.                     

 

FRIENDSHIPS AND 
VERBAL AGREEMENTS 
Friendships and verbal 
agreements entered into by the 
landlord directly with the tenant 
[without the agents knowledge] 
start out with the best intentions; 
however, from experience it can 
ultimately affect the relationship 
between all parties, if there is a 
dispute during the tenancy. 

Renting a property should be 
considered as a business 
transaction not a friendship. That 
is not to say that when inspecting 
the property you cannot be friendly 
and appreciative of the tenant. 

You should avoid providing the 
tenant with your direct contact 
details to avoid the possibility of 
things going wrong. 

Communicating with the tenant on 
matters such as, rent reductions, 
payment plans, approval of pets or 
additional tenants, new inclusions 
to the property, tenant/s 
conducting their own maintenance 
or alterations at the property or 
regular access to the property are 
verbal agreements that are often 
governed by legislation and can 
be a potential risk to landlords if 
things go wrong. 

It is important that your first point 
of contact is to your property 
manager, allowing them to ensure 
that the agreement is in writing, 
and in accordance with legislation 
requirements. 

 

WHEN PREVIOUSLY GOOD 
TENANTS CAN TURN BAD 

CHANGE OF BANK DETAILS  
IT MUST BE IN WRITING 
If you want to change your bank details, it’s our agency’s policy to 
receive the request in writing signed by all the registered property 
owners.  This is to protect our clients.  There have been cases of 
landlords separating or family disputes where one party has requested 
the change without the other parties being aware. 
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Properties Recently  
RENTED 
Keeping you updated on the 
local rental market 
 
83 Lyndarum Drive,  
$360 per week 3 BRS 
 
109 Wallara Waters Boulevard 
$345 per week 4 BRS 
 
8/96 Dunne Street, Kingsbury 
$190 per week 1 BR 
 
1/796 plenty Road,  
$295 per week 2 BRS 
 
126 Redleap Avenue 
$350 per week 3 BRS 
 
125 Grange Road,  
$380 per week 4 BRS 
 
103 Centenary Drive,  
$350 per week 3 BRS 
 
12/1251 Plenty Road,  
$300 per week 2 BRS 
 
3 Fowler Court,  
$350 per week 3 BRS 
 
17 Vicarage Drive,  
$400 per week 4 BRS 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

  

 

  

  

THE HIGHER RENT LOWER INCOME 
MISCONCEPTION 

TALK TO THE 
PROPERTY EXPERTS 

BUYING, SELLING & 
PROPERTY MANAGEMENT 

Call us if you are thinking about 
buying or selling or know of 

someone that is  

Do you own another investment 

property?  We are here to help. 

IMPORTANT:  This is not advice.  Clients should not act solely on the basis of the material contained in this newsletter.  Items herein are general comments only and do not constitute or convey 
advice per se.  Every effort is made to ensure the contents are accurate at the time of publication.  Clients should seek their own independent professional advice before making any decision or 
taking action. We take no responsibility for any subsequent action that may arise from the use of this newsletter. Published by the PPM GROUP - www.ppmgroup.com.au 

 

THINK BEFORE YOU THROW 
DISPOSING OF APPLIANCES 
More often than not a rental property will have the inclusion of 
appliances such as a dishwasher, microwave, fridge, dryer, air 
conditioning and heating units, to name a few.  When they breakdown 
or attract large repair costs, landlords can suggest disposing of the 
appliance/s without replacement. When a tenant enters into a tenancy 
agreement, there is an outline of the inclusions in the tenancy 
agreement. As the appliance forms part of the tenancy, it must be 
included and maintained by the landlord throughout the tenancy. If it 
became necessary to dispose of the appliance without replacement, 
the tenant would have to agree and possible compensation paid to the 
tenant for the loss of the appliance by way of a reduction in the weekly 
rent. 

 

Many landlords who lease their property often have a mindset of ‘holding 
out for the highest rent’, thinking the sky is the limit in a competitive rental 
market. Many even do this if it means losing several weeks of rental 
income, with an over-priced and sometimes assumed rent without 
substantiating evidence. 

What does ‘holding out for the highest rent’ mean for the overall return on 
the property? 

Experienced investors report that the best way to maximise the return on 
their investment properties is to keep the property let – in other words, it 
is important to minimise vacancy periods. For many, it is not always easy 
to make a decision to lower the rent, especially when it can have an 
impact on the overall income and mortgage payments. It is tempting to 
hold out for ‘just another week’ and before you know it, another week has 
passed by. Experienced investors say that doing the sums shows that 
‘holding out for the highest rent’ can be counter-productive.  If the 
property is over-priced at $450 a week, [with the rental market and 
feedback from tenants suggesting $420 a week] losing the $420 for two 
weeks vacancy is $840.  Spread over a year, this will lessen the weekly 
return to less than the $420 that the property will eventually rent for. 

When we provide feedback to landlords on the weekly rent, we first carry 
out extensive research comparing the property to other properties on the 
market at the time, known as a CMA [Comparative Market Analysis].  It is 
our duty of care, as a professional managing agent to work towards 
achieving ‘the highest’ possible rent, as well as minimising vacancy 
periods. 

Tenants talk to relatives, friends and other people in the rental market and 
the tenants paying top dollar are the first to notice a downturn in the rental 
markets or over-priced rent, often reacting by moving out to a cheaper 
property when their lease expires. This then becomes a further risk of a 
vacancy period and lost income/rent if the landlord chooses again to go 
for top rent before accepting the changed circumstances. It becomes an 
ongoing loss of income from tenancy to tenancy. 

The aim for tenanting a property is to ensure that the rent is within the 
market expectations to reduce lost income and high tenancy turnovers. If 
a vacancy period does occur, you may like to work by the rule that 
[provided the property is clean and presents well and is well-maintained] if 
a tenant is not secured by day ten of the leasing campaign, the asking 
rent should be reduced by five-ten percent, which has been a tried and 

tested system. 

      Fusun Ristic 

Director of 

Property 

Management 

Ph 03 9436 0888 

 


