
Jindabyne Property Yr 1 Yr 2 Yr 3 Yr 4 Yr 5 Yr 6
Effect of tax changes

You purchase a median Jindabyne property today 1,200,000              1,200,000       1,200,000       1,200,000       1,200,000       1,200,000     Median Price 2021
Indexed Cost base from 1 July 2027 1,200,000              1,260,000       1,323,000       1,389,150       1,430,825       1,516,674     
(Furure Inflation guestimate - made up numbers) 5% 5% 5% 3% 6% 3%

Land Value for land tax calculation (rough, 70% of value) 840,000                 882,000          926,100          972,405          1,021,025       1,072,077     

Originally you put down 20% plus costs 290,000                 
Mortgage (960,000)                (960,000)        (960,000)        (960,000)        (960,000)        (960,000)      
Interest Rate (note have assumed slightly higher due to oil price) 6.50% 6.50% 6.50% 6.50% 6.50% 6.50%

Weekly rental 1,000                     1,050              1,103              1,158              1,216              1,276            
Annual rental income 52,000                   54,600            57,330            60,197            63,206            66,367          
Less management fees (2,600)                    (2,730)            (2,867)            (3,010)            (3,160)            (3,318)          
Less annual costs (rates, repairs) (10,000)                  (10,300)          (10,609)          (10,927)          (11,255)          (11,593)        
Land tax -                         -                 -                 -                 -                 -               
Interest costs (Assume interest only) (62,400)                  (62,400)          (62,400)          (62,400)          (62,400)          (62,400)        

Net annual (cost)/Income (23,000)                  (20,830)          (18,546)          (16,141)          (13,609)          (10,944)        
After tax (cost)/income in current system if 47% tax rate (12,190)               (11,040)        (9,829)          (8,555)          (7,213)          (5,801)        Negative Gearing Now
After tax cost in new system (23,000)               (20,830)        (18,546)        (16,141)        (13,609)        92,125       New system
Note in the new system this annual cost will be offset against future rental income
Accumulated Losses to claim (23,000)                  (43,830)          (62,376)          (78,516)          (92,125)          (103,070)      

Assumptions 
Rental Growth 5%
Cost growth 3%
Price Growth 5%

As of 1 July 2027, your CGT on the sale of this property will be rounded up to min 30% CGT on indexed cost base New CGT
From then on, you will full tax of any gain (your property will be revalued on 1 July 2027) with the cost base adjusted for inflation
The CGT will be highly dependent on the rate of inflation. The higher the inflation, the higher your adjusted cost base and the lower your capital gain.  This one is hard to forecast and in a high inflation environment you may even pay less CGT

Note:
This for illustrative purposes only, I am not a tax adviser
General advice only


