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Welcome

Thank you for considering Harcourts Blue Fern Property Management. 

We believe that familiarising you with how we manage your property will form the                                                      
foundation of a strong working relationship. Equally as important, is what we consider are the  
responsibilities of our owners and tenants to assure a mutually beneficial outcome for all parties. 
The following pages outline some of our benefits and services we promise, along with some 
valuable information on what you can do to attract and retain great tenants.

Harcourts is committed to providing a Property Management experience which exceeds your 
expectations. We welcome your feedback and comments throughout the management of your 
property.

Disclaimer - All information contained in this booklet is of a general nature and is designed for landlords and investors to highlight the varying 
issues that may affect them. 

Some of the topics discussed are of a highly technical nature. We recommend that you seek professional advice before making any decisions or 
changes in respect of your own investment property based on the content of this document. 

Harcourts Blue Fern Property Management Limited does not take any responsibility for decisions made using the information in this guide as it 
is intended to be general in nature. 

All information was gathered February 2019. 



Why choose Blue Fern?Why us?
Consider this...

•  We are specialists in Property 
Management, our people are 
dedicated professionals.

•  Our business philosophy is based on 
“creating success” and four specific 
values that are communicated 
throughout the organisation.  
– People first 
– Doing the right thing 
– Being courageous 
– Fun and laughter.

•  Our local knowledge is backed by  
our global strength.

•  We promote a company wide focus on 
the delivery of exceptional customer 
service.

•  Our Harcourts Academy researches 
and provides expert training and 
coaching for our Property Managers 
who continue to remain at the 
forefront of Property Management 
legislative changes.

•  Our offices are supported by a team 
of Property Management Operations 
Managers who are experts in their field 
and whose sole role is to support, 
train, problem solve and keep up to 
date with the latest innovations in the 
world of Property Management.

•  We are at the forefront of Property 
Management technology. Our 
Property Managers enjoy a mix of 
mobile and web based products for 
seamless management of the many 
administrative processes required.

•  We accelerate the renting of your 
property to the right tenant through 
our focussed marketing and tenant 
screening procedures.

•  We maximise your investment by 
optimising your return.

•  We guarantee that we will proactively 
communicate with you on all matters 
relating to your property.

•  We offer a wide range of value added 
services to further enhance your 
investment.

•  Industry leading systems and 
procedures and our philosophy of 
continuing innovation ensures you 
and your property are in the best 
hands.



What we doWhat we do.
We assist in optimising your income potential.

This simple statement covers an often 
challenging and complicated process. 
Of course the care of your property 
and optimising your return is what’s 
important – and Harcourts utilises some 
unique strengths to accomplish this.

We ensure our people consistently 
operate above and beyond our 
competitors. It’s a precise service-
based mindset that only the best 
property management practitioners 
can deliver consistently.

We use sophisticated systems and 
technology to make certain your 
property can gain massive exposure. 
Our comprehensive databases enable 
us to match tenants with properties.

We connect with your audience of 
potential tenants. In our media-
saturated society the average 
consumer is bombarded with 
hundreds of advertising messages 
every day. Your investment property 
needs to stand out. Harcourts 
have redefined the role of property 

management within the real estate 
office – from a back office activity to 
an expert streamlined, systemised, 
customer focused machine that 
today’s market requires.

Before this machine is activated, 
we determine achievable rent, and 
specifically tailor marketing and 
letting techniques. No two properties 
are the same – so each marketing 
and letting proposal must be 
considered individually. We then move 
seamlessly into the ongoing care and 
management of your investment asset.

What to expect when you meet 
with your property manager.
With your permission, when we meet 
we’d like to:

•  Tour your property to enable us 
to take detailed notes and make 
a reliable and accurate rental 
assessment.

•  Discuss your needs and expectations 
and determine how we can help.

•  Answer questions you may have 
about Harcourts, the service we will 
provide and any other real estate 
matters.

•  Provide you with accurate market 
research and discuss a suitable 
marketing programme to attract and 
secure the most suitable tenant.

•  Enquire about recent maintenance 
of the property, any current 
warranties which may apply and 
your current insurance cover.

•  Walk you through our Management 
Agreement and discuss our working 
partnership.

I t ’s  i m p o r t a n t  t h a t  a l l 
d e c i s i o n  m a k e r s  a r e 
a v a i l a b l e  w h e n  w e  m e e t .





Claimable Expenses

Insurance and rates: You can claim the cost of insuring your rental property and the rates for the property.

Interest 

You can claim the interest charged on money you’ve borrowed to buy your rental property. However, if you:

•   borrowed part of the money for another purpose, or
•   topped up the mortgage for another purpose, for example to consolidate debt or to buy the house you live in
    you can only claim the interest that relates directly to the rental.

Fees and commission 

You can claim fees or commission paid to agents who collect the rent, maintain your rental, or find tenants for 
you.

Fees paid to an accountant 

You can claim the fees for:

•   your accounts to be managed
•   tax returns to be prepared, and
•   advice

but not the costs involved in setting up your rental property.

Repair and maintenance costs 

You can claim the costs for any repairs to the property or general maintenance. However, if you’re doing the 
work yourself you can only claim for materials - not your time.

If the work is more of an improvement than a repair then you can’t claim the cost as an expense.

The distinction between repairs and improvements can be tricky, especially if the property is a “leaky” 
property. If you’re unsure whether work done on your property is repairs or maintenance we suggest you talk 
to a tax agent.



Expenses you can’t claim

You can’t claim deductions for capital expenses, private expenses, or expenses that do not relate to your 
rental.

Capital expenses are the costs of buying a capital asset or increasing its value, for example the cost of buying 
the property and making improvements. Private expenses are things you buy or pay for that are for your own 
benefit, rather than to generate rental income.

Expenses you can’t deduct from your rental income in your tax return:

•   the purchase price of a rental property
•   the capital portion of mortgage repayments
•   interest on money you borrow for any purpose other than financing a rental property
•   the costs of making any additions or improvements to the property
•   the costs of repairing or replacing any damaged part of the property, if the work increases the property’s 
    value
•   real estate agent fees charged as part of buying or selling the property

If you live in the property

You can’t claim for expenses that relate to your personal living costs. For example, if you move into your rental 
property after not being able to find tenants.

If you’re living in a family home that was bought or transferred to a company, partnership, or trust which you 
own or control, you need to be very careful about claiming expenses. If in effect you’re renting the property to 
yourself, we could view these claims as tax avoidance and you could face penalties, even prosecution.

Legal fees

Ordinarily, you can’t claim a deduction for legal expenses incurred in buying or selling a rental property, as 
these are capital expenses. However, where your total legal fees for the year are $10,000 or less, you can claim 
a deduction for legal expenses involved in buying a rental property. If you’re in the business of providing 
residential rental accommodation, you can also claim legal fees incurred in selling a rental property.  



GST

GST is not charged on residential rent. This means you don’t show rental income in your GST return even if you 
are registered for GST for another taxable activity.

When you claim your rental property expenses in your income tax return (IR3), you use the cost of the expense 
including the GST.

Depreciation

Depreciation is an allowance you can claim to cover the costs of wear and tear and general ageing of furniture 
and fittings you’ve bought for your rental. You can combine assets worth less than $5,000 rather than 
depreciating them separately.

You cannot claim depreciation on the rental’s land or buildings. However, this wasn’t always the case.

Before April 2011, you could claim depreciation on the buildings. If you did this, and you sell the rental for 
more than its depreciated value, the depreciation you claimed is taxable income. This is a complex area, so 
we recommend you talk to a tax agent.

Other exceptions

If the property isn’t rented for the full year: 
If your rental isn’t occupied by tenants, isn’t available to be rented out, or is only available for rent for part of 
the year, you can’t claim the full year’s ongoing costs (such as rates, insurance and interest).

All information on Expenses was sourced from https://www.tenancy.govt.nz/



Investment Property Structure

Choosing the right property ownership structure for your investment property can be an area that is poorly 
understood without seeking professional advice. We have outlined the five main types of structures in New 
Zealand. We advise that you seek professional help before choosing an ownership structure for your 
investment property. 

Privately Owned

To privately own your rental property basically is when you go out and purchase and own it under your own 
name. All rents received and expenses are declared in your personal tax return. There’s no “official” setup or 
registration required other than buying the property in your own name.

Going with privately owned is a good choice in that it’s easy and inexpensive to get started and there’s only one 
owner involved. It’s also a good option if your rental property is likely to make a loss for the next few years as 
the losses can be offset against any wages, salary, business or other income earned.

Partnership

A Partnership is very similar to Joint Ownership but a Partnership requires an inexpensive registration with 
Inland Revenue and has its own IRD number and requires its own income tax return to be prepared each year 
as well as the partner’s returns. There’s not really any tax advantages over Joint Ownership and costs a bit 
more to administer.

Trust

Trusts are good for asset protection should things not work out but are expensive to setup, administer and 
have limited tax benefits relating to using losses to a personal advantage. They can be challenged for validity 
which may result in having no asset protection benefits at all and presently company tax rates are lower than 
those for a Trust.

It’s is reasonably common for rental property to be in a Trust especially where the owners want good long 
term asset protection however there’s no personal tax advantages to be gained when compared to the other 
options. It really depends on what you’re after. Want assets protected well? Go for a trust. Looking for tax 
benefits? Another structure would be more effective and cost less. If you do want to own property in a Trust 
you’ll need it set up by a good lawyer who specialises in doing this.



Joint Ownership

Joint ownership is exactly the same as private ownership but more than one person owns the property. All 
rents received and expenses are split equally and declared in each owner’s personal tax returns. It’s a good 
option when there’s more than one owner and both owners earn about the same amount from salary, wages 
and other sources. Again there’s no “official” setup or registration required other than buying the property in 
your joint names.

Limited Liability Partnership

These are very new and were designed more for large investment ventures than residential rental property 
ownership. At this time there’s not really any advantage for a small property investor to use a Limited Liability 
Partnership as an ownership structure in comparison to other available ownership options but we’ll keep an 
eye on these over time for any changes.

Limited Liability Company /LTC

A Limited Liability Company is a separate legal entity and the owners are the shareholders of the company. 
The company will own the property and be assigned any mortgage directly and you and (optionally) others as 
shareholders own the company.

A Look Through Company (LTC) is a new company available from 1 April 2011 onwards. The basis of an LTC 
company is that all profits and losses generated will flow through to the individual shareholders based on 
their shareholding percentage and included in their personal income tax returns. Please note that there are 
loss limitation rules that do apply to this.

A Limited Liability Company trades with its own IRD number and requires its own income tax return to be 
prepared each year as well as the shareholder’s returns.

Limited Liability Companies do cost a few hundred dollars to setup and a little more to administer but this is 
may be worth the extra cost for any benefits offered which include the possibility of better tax refunds than 
joint ownership or a partnership.

All information on Investment Property Structures was sourced from https://kiwitax.co.nz/



The Bright-line Test

If you buy and sell a residential property within five years, you’ll pay tax on the income you earn from the sale, 
unless you’re selling your family (main) home or another exclusion applies. This is regardless of your intention 
at the time of the purchase. A withholding tax may also be deducted at the time of sale.

The bright-line test only applies to residential properties bought and sold on or after 1 October 2015.

Properties purchased on or after 1 October 2015 through to 28 March 2018 inclusive are subject to the 
bright-line test if sold within two years.

Generally the bright-line period starts on the date the property transfer is registered with Land Information 
New Zealand (LINZ). If the property is in another country, it’s the date the transfer was registered under that 
country’s laws.

Different dates apply if you

•   sell the property before your purchase is registered with LINZ (for example a sale or purchase “off the plan”)
•   subdivide a section.

Exclusions to the bright-line test

There are three exclusions to the bright-line test:

•   It’s your family/main home.
•   You inherited the property.
•   You’re the executor or administrator of a deceased estate.

A property transferred to you under a relationship break-up isn’t excluded from the bright-line test.

If you receive a property as part of a relationship settlement agreement, you won’t need to pay income tax on 
the property when it’s transferred to you.

However, if you go on to sell this property within five years of its original purchase date, the bright-line test will 
apply.



Deciding if the main home exclusion applies

The person selling a property decides if it’s their main home. You’ll do that based on the exclusion criteria.
You can only use the exclusion twice over any two-year period. The main home exclusion does not apply if you 
show a regular pattern of buying and selling residential property.

The property sells at a loss:
Under the bright-line test, if a residential property is sold at a loss, the loss will be “ring-fenced”. This means 
you can subtract the “ring-fenced” loss from income you earn on a future property sale and pay less tax.

You can only offset the loss against income from a property sale. For example, you can’t offset the loss against 
salary, wage or rental income.

Selling overseas property:
New Zealand tax residents pay tax on their worldwide income under New Zealand tax laws.

If you’re a New Zealand tax resident and earned income selling a property in another country, you may need 
to pay tax there. You’ll also need to include this information on your New Zealand income tax return and pay 
any tax.

Please contact your tax advisor if you need advice on this type of situation.

Residential land withholding tax (RLWT)

If you buy a residential property on or after 1 October 2015 and sell it within five years, (two years for properties 
purchased on or after 1 October 2015 through to 28 March 2018 inclusive) RLWT may be deducted at the time 
of sale. This applies to customers who are an “offshore RLWT person”.

All information on the Bright-line Test was sourced from https://www.ird.govt.nz/



Ring-fencing Losses 

Summary of the suggested changes

The proposed loss ring-fencing rules will mean that speculators and investors with residential properties will 
no longer be able to offset tax losses from those properties against their other income (for example, salary or 
wages, or business income), to reduce their tax liability. 

The losses can be used in future years, when the properties are making profits, or if the person is taxed on the 
sale of land.

Property the rules will apply to

It is proposed that the loss ring-fencing rules will apply to “residential land”. We suggest that the rules use the 
definition of “residential land” that already exists for the bright-line test which taxes sales of residential land 
bought and sold within either two or five years.

The rules would not apply to:

•   a person’s main home;
•   a property that is subject to the mixed-use assets rules (for example, a bach that is sometimes used privately 
    and sometimes rented out); or
•   land that is on revenue account because it is held in a land-related business (that is, a business of land 
    dealing, development of land, division of land, or building).

Portfolio basis

It is suggested that the loss ring-fencing rules should apply on a portfolio basis. That would mean that 
investors would be able to offset losses from one rental property against rental income from other properties 
– calculating their overall profit or loss across their portfolio.



Using ring-fenced losses

Under the suggested changes, a person’s ring-fenced residential rental or other losses from one year could be 
offset against their:

•   residential rental income from future years (from any property); and
•   taxable income on the sale of any residential land.

Interposed entities

Under the suggested changes, there would be special rules to ensure that trust, company, partnership, or 
look-through company cannot be used to get around the ring-fencing rules. It is proposed that such an entity 
will be regarded as “residential property land-rich” if over 50 percent of its assets are residential properties 
within the scope of the ring-fencing rules, and/or shares or interests in other residential property land-rich 
entities. Where that is the case, it is suggested that any interest a person incurs on money they borrow to 
acquire an interest in the entity (for example, shares, securities, a partnership interest, or an interest in the 
trust estate) would be treated as rental property loan interest. The rules could then ensure that the interest 
deduction is only allocated to the income year in question to the extent it did not exceed the distributions 
from the entity (deemed rental property income), any other residential rental income, and residential land 
sale income. Any excess of interest over distributions, rental income, and land sale income would be carried 
forward and treated as “rental property loan interest” for the next income year.

Timing of the introduction of the rules

It is proposed that the loss ring-fencing rules will apply from the start of the 2019–20 income year. The rules 
could either apply in full from the outset, or they could be phased in over two or three years. We are interested 
in feedback on which of those approaches should be taken.

All information on RIng-fencing Losses was sourced from https://www.ird.govt.nz/
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