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Chapter 1 – Why Investment Properties? 
If you’ve spent any time scrolling social media lately, you’d think the only way to build 
wealth is to dropship glow-in-the-dark dog sweaters or sell Amazon scalp massagers that 
mysteriously ship from China and break on day two. That’s the world we live in: loud, flashy, 
and obsessed with overnight success. 

Meanwhile, real estate is over here minding its business — quietly creating millionaires the 
same way it has for generations. It’s the least sexy get-rich strategy in existence, which is 
probably why it works so well. There are no smoke machines, hype videos, or “seven-figure 
in seven days” coaching programs behind the scenes. Just normal people buying normal 
houses and letting time do its thing. 

That’s one of the first truths I learned working in this business: you don’t need to be a 
genius to buy rental properties. You don’t need rich parents, a finance degree, or a trust 
fund. You need a plan, a little courage, and the willingness to learn from the occasional 
mistake — ideally someone else’s, but often your own. 

Even today, most of the long-term wealth in this country isn’t held in tech stocks or crypto 
coins or some hedge fund managed by a guy who looks like he hasn’t slept since 2015. It’s 
held in real estate. The teacher who bought a duplex twenty years ago is retiring 
comfortably. The firefighter who bought a rental every time he got a promotion is now the 
quiet millionaire in his neighborhood. The engineer who house-hacked a few places now 
owns an empire of small, boring properties earning him more than his W-2 job ever did. 

You don’t hear about them on CNBC. They aren’t tweeting daily inspirational quotes. 
They’re at Home Depot on Saturdays buying mulch. And they’re doing just fine. 

The mechanics behind rentals are simple, though everyone likes to make them sound 
complicated. You buy a property. Someone else lives in it and pays you rent. That rent 
covers your mortgage, taxes, insurance, repairs, and ideally leaves a little profit left over. 
Meanwhile, the loan is shrinking, the property value is rising, and the government rewards 
you with tax benefits because it assumes your house is slowly crumbling into dust — which 
it might be, but still. At some point, that mortgage gets paid off, and the rent becomes 
almost entirely profit. It’s not magic; it’s math. And it happens while you sleep. 

Sure — there are headaches. Every landlord has stories. One night you’re watching Netflix, 
and the next a tenant texts you: “The water heater is making a screaming noise.” Or the city 
decides your fence is six inches too tall and sends you a letter that reads like you’re running 
an illegal nuclear facility. There will be surprises, but nothing worth doing has ever been 
surprise-free. Ask anyone who’s had children. 
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Over time, however, the slow forces of appreciation, principal paydown, and tax savings 
combine into something powerful. At first it feels like nothing is happening. But one day you 
look around and realize your properties are worth more than your retirement accounts, your 
tenants have paid down a huge chunk of your loans, and Uncle Sam has been giving you 
generous tax write-offs every year. The whole thing feels almost unfair — like winning in 
slow motion. 

People sometimes ask me whether real estate is still a good investment “right now.” They 
asked that in 2008 while everything was on fire. They asked in 2012 when deals were 
everywhere but fear was even bigger. They asked in 2019. They asked during the pandemic. 
They’ll ask next year too. The answer is always the same: the best time to buy was ten years 
ago, and the second best time is when you’re financially ready. 

Emotionally ready? Nobody ever is. I’ve watched perfectly rational adults sit at the closing 
table sweating like they were signing away their firstborn child. And yet, whenever I see 
those same people years later, they always — always — say the same thing: “I wish I had 
bought more.” 

That’s the regret you hear the most in this business. Not that someone bought too early or 
paid a little too much. It’s that they sat on the sidelines waiting for some perfect moment 
that never came. They wanted the perfect house, in the perfect neighborhood, in perfect 
condition, purchased with the perfect interest rate. Spoiler: perfection isn’t coming. The 
investors who win buy properties that are good enough and make them better. 

My first rental was not a showpiece. It wasn’t the kind of house that would make your 
grandmother gasp with envy. It needed work. It smelled faintly like wet carpet and bad 
decisions. But the numbers made sense, so I bought it. I was nervous, but I trusted the 
math. Today, looking back, that decision might be one of the most important financial 
moves I’ve ever made — not because the house itself was exceptional, but because it got 
me started. There’s enormous power in that first step. 

You don’t need a unicorn deal to build wealth. A simple three-bedroom house in a decent 
neighborhood is a fantastic starting point. Boring properties make boring money, and 
boring money quietly turns into real wealth. If you never buy the five-unit apartment 
building with exposed brick and rooftop views, that’s fine. The person who steadily buys 
one or two rentals a year is the one who wakes up wealthy. 

That’s the real game. Not speculation. Not flipping. Just buying solid properties, holding 
them, and letting the passage of time do most of the work. It’s simple. It’s repeatable. And 
it’s something nearly anyone can do. 
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If you’re reading this, chances are you’re already further along than you realize. You’ve 
thought about investing. You’ve maybe looked at properties online or spoken to someone 
who owns rentals. You’ve pictured yourself building long-term wealth. The only difference 
between the people who succeed and the ones who don’t is action. At some point, you 
have to step onto the field and play. 

 

Chapter 2 – Choose Your Strategy 
When most people first get interested in real estate, they binge a few podcasts, watch a 
couple of YouTube videos, and suddenly believe they’re meant to be the next Chip and 
Joanna Gaines—except with less flannel and way more student debt. They hear about 
flipping, wholesaling, BRRRR, small multis, short-term rentals, mid-term rentals, seller 
financing, syndications, build-to-rent, and by the end of week three their brain is a storage 
closet full of disconnected strategies and no clear path. 

If that’s you, don’t worry—you’re in excellent company. 
Almost every successful investor starts out by trying to chase all the rabbits at once. The 
problem is, when you chase all the rabbits… you catch none of them. And you just end up 
looking sweaty and confused in a field somewhere. 

So let’s make this simple. There are dozens of ways to make money in real estate, but only a 
small handful are relevant to where most people begin. You don’t need to memorize every 
acronym. You don’t need to learn how to negotiate a $5M seller-financed apartment 
complex before you’ve even bought your first 3-bedroom house. Focus on one strategy until 
you get good at it. Just one. This is how you win. 

I know that sounds boring. People hate hearing “pick a lane.” But being a beginner investor 
is like learning to drive. You don’t start by jumping into a semi truck on I-85 and trying to 
drift it around a corner like you’re in Fast & Furious 27. You start with something 
reasonable. Something manageable. Something that won’t explode if you press the wrong 
button. 

For 99% of new investors, the simplest and most successful strategy is the same one that 
built most of the quiet millionaires I know: buying a long-term rental, holding it, and letting 
the flywheel turn. Regular buy-and-hold is the vanilla ice cream of real estate—classic, 
dependable, universally liked, and it works with everything. You can fancy it up later if you 
want. But first, get the fundamentals down. 
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The reason this strategy works so well is that it isn’t complicated. You find a good property 
in a decent neighborhood. You buy it with financing that makes sense. You do the 
necessary repairs. You rent it out. Then you go live your life while the gears of wealth 
creation turn quietly in the background. It’s not glamorous. It won’t make great TikTok 
content. But it will make you wealthy if you stick with it. 

Now, that’s not to say other strategies don’t have their place. They do. But each comes with 
a different level of risk, required skill, and personality fit. For example, house hacking is a 
fantastic starter move if you don’t mind living next to your tenants. You buy a property, live 
in part of it, rent the other part, and let your tenants subsidize your housing. It’s brilliant—
but it’s not for everyone. If you don’t like the idea of hearing your tenant microwave fish at 1 
a.m., maybe keep house hacking off your vision board. 

On the opposite end of the spectrum, flipping houses looks exciting on TV, but in real life it’s 
basically a high-stress construction project combined with a math test you hope you 
passed. Can it make money? Absolutely. Can it also lose money faster than you can say, 
“Why is the roof sagging?” Also yes. Flipping rewards systems, construction knowledge, 
and strong project management skills. If you don’t have those yet, you’re better off getting 
there slowly by renovating rentals first. 

Then there’s BRRRR—the buy-rehab-rent-refinance-repeat method. When executed well, it 
allows you to recycle your initial investment and scale faster. It’s powerful. It’s also 
advanced. BRRRR is like regular rental investing but with more steps, more moving parts, 
and more things that can go wrong. Most people who try to BRRRR on their first go end up 
with gray hairs and a very strong relationship with their contractor—usually because they’re 
begging him to come back and finish the job. 

This is why choosing your strategy early matters. You want to avoid becoming the person 
who half-flips, half-BRRRRs, half-house-hacks, half-Airbnbs, and finishes none of it. That’s 
not investing—that’s chaos with receipts. 

What you should do—what the most successful people do—is pick a single, reasonable 
path and walk it confidently. That’s it. Learn how to buy a modest rental in a decent area. 
Learn to analyze the numbers. Learn to build a relationship with a realtor you trust (hi, 
that’s me). Learn enough about rehab to avoid being overcharged. Learn basic property 
management. Do this a couple of times, and you’ll know more than 90% of the people 
“thinking about getting into real estate.” 

Here’s the funny part: once you’ve done two or three deals, you’ll naturally start to evolve. 
Maybe you realize you love the rehab side and want to try a BRRRR. Maybe you love 
efficiencies and want a small multifamily. Maybe you hate dealing with drywall dust and 
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decide you’d rather stick to newer homes. Whatever direction you take after you have some 
reps under your belt—that decision will be informed. You’ll have real experience, not just 
theory. 

Meanwhile, the person who tried to master everything at once is still sitting at home 
watching YouTube videos titled “How to Use Hard Money Like a Pro Even If You’ve Never 
Used Hard Money.” They’ve gained a ton of information but haven’t accomplished anything. 
You don’t want to be that person. Real estate doesn’t reward the person who knows the 
most. It rewards the person who takes action with a decent plan and keeps going. 

There’s a reason I tell new clients: Be boring first. Be interesting later. 
Buy something normal. Make sure the numbers make sense. Learn how to manage it. 
That’s enough. 

And here’s the beautiful secret: your first rental will teach you more than any book, 
podcast, or instructional video ever could. You’ll learn how lenders think. You’ll learn what 
repairs actually cost. You’ll learn how to screen tenants. You’ll learn how to react when 
something inevitably goes sideways. And because the property is producing cash flow and 
building equity, it’s paying you to get that education. 

So as we move forward, remember this: real estate is big, colorful, and full of branching 
roads. But you don’t need to take all of them. The fastest way to nowhere is trying to go 
everywhere at once. Your job right now is simply to choose a strategy that fits your life, lean 
into it, and takes steps forward. 

In the next chapter, we’ll talk about how to find a good market—and what “good” actually 
means—because not every neighborhood is created equal. Some areas make great 
rentals. Others are where cash flow goes to die. You don’t need to get lucky; you just need 
to know what you’re looking for. 

 

Chapter 3 – Find the Right Market 
One of the first questions people ask me is, “Where should I buy?” 
They ask it the same way people ask where the best pizza is—hoping there’s a single, 
magical answer that applies to everyone, everywhere. 

Sorry to disappoint, but just like pizza, “best” depends on what you like. 
Some people like thin crust. Some like deep dish. Some eat Domino’s and pretend it’s fine. 
Real estate markets work the same way. 
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But the good news is this: 
Finding a good market isn’t about luck. It’s about understanding a few basic ingredients—
jobs, population growth, price-to-rent ratios, and neighborhoods that won’t make you 
question your life choices every time you drive through them. 

I’ll say this up front: you don’t have to buy where you live. 
That surprises some new investors, especially the ones who live in cities where a modest 
house costs the same as a functioning kidney. If you’re in LA, New York, San Francisco, 
Seattle, or any other place where people drink $9 lattes without blinking… it’s okay to look 
elsewhere. 

At the same time, I’ve seen people overlook perfectly good local markets because of what I 
call “grass-is-greener-itis”—this condition where they read about some magical town in the 
Midwest offering $110,000 duplexes that cash flow like waterfalls… and then they buy there 
sight unseen, only to discover their property is sitting next to the world’s most active meth 
laboratory. 

So yes, you can invest remotely. But you need to know what you’re looking for. The goal isn’t 
to find the cheapest home on the internet. It’s to find a market where: 

1. People actually want to live 

2. Jobs are growing 

3. Rent supports your expenses 

4. You can build a real team on the ground 

Once you’ve got those pieces, you’re in business. 

Let’s start with job growth. 
If a city is adding jobs, companies, and industries, that’s a great sign. Jobs bring people. 
People need housing. Housing creates demand. Demand keeps rents stable and vacancy 
low. Nobody ever said, “I’m moving to this town because it seems like the economy is 
collapsing—can’t wait to settle down!” 

The second piece is population growth. 
It doesn’t have to be explosive—we’re not trying to catch a rocket ship. But steady growth 
means stability. You want a place where people stay, not where everyone is packing up to 
leave for greener pastures. 

Then there’s the price-to-rent ratio. 
This is just a fancy way of asking: does the rent support the cost of owning the house? 
In some places—Charlotte, for example—you can still find homes where rents make sense 
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relative to prices. In other cities, like San Diego, your mortgage might be $5,000 while rent is 
$2,500. Unless you enjoy lighting money on fire each month, that doesn’t work. 

Charlotte has been a great example of a growing rental market that still offers sane 
numbers. And not just Charlotte overall—submarkets matter. Huntersville isn’t the same as 
Gastonia. South Charlotte isn’t the same as Mint Hill. A market isn’t a monolith; it’s a quilt. 
Every patch is different. 

In fact, I’ve met investors who swear off Charlotte because they looked at one or two high-
priced listings and assumed the whole city made no sense. That’s like judging the entire 
restaurant by the cost of the filet mignon and ignoring the excellent $12 burger. You just 
need to know where to look. 

Finding the right neighborhood is almost its own art form. I’m not talking about finding the 
“next hot area,” because by the time you’ve heard about that, it’s usually too late. I mean 
learning how to identify solid, predictable areas. 
You want neighborhoods with stable schools, decent safety, and properties that are well 
maintained—not neighborhoods where the nicest home still has “Beware of Dog” spray-
painted on the fence. 

And listen—just because a place looks a little rough doesn’t mean it’s a bad market. Some 
of the best cash flow lives in working-class areas. But there’s a difference between 
working-class and war zone. If your real estate agent suggests showing the house only 
between 9 a.m. and 2 p.m. for “safety reasons,” go ahead and politely decline. 

If you’re unfamiliar with a city, this is where having a boots-on-the-ground team makes all 
the difference. A good agent, a good contractor, and a good property manager can tell you 
more about a neighborhood than any spreadsheet ever will. They’ll know which streets are 
great and which ones turn into crime documentaries after sunset. They’ll know where 
tenants pay on time, and where tenants pay in excuses. That’s why relationships matter. 

When you start reviewing potential markets, don’t fall in love with headlines. 
You’ll read about cities that are “about to explode”… only to learn two years later that the 
only thing that exploded was the crime rate. Stick to fundamentals. A market doesn’t have 
to be trendy; it just has to work. 

If you’re looking for a simple place to start, ask yourself four questions about any market: 

1. Are people moving in or out? 
More people = more housing demand. 

2. Are there good jobs nearby? 
Jobs keep tenants employed… which keeps rent flowing. 
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3. Do the numbers make sense? 
Rent should reasonably cover your costs. 

4. Can I build a team here? 
If you can’t find contractors or managers, it doesn’t matter how cheap the house is. 

Investing should feel like building a small machine. 
First, you find a market. 
Then you build your team. 
Then you look for properties that fit your criteria. 
Not the other way around. 

Every time someone tells me, “I found this incredible deal in City X!” I ask, “Great—who’s 
your property manager there?” And they blink at me like I just asked them to name every 
U.S. President in reverse order. If you don’t have a team lined up, you don’t have a deal. You 
have a Zillow link and a dream. 

Charlotte has been a fantastic case study for all of this. Years ago, rents were low, prices 
were reasonable, and the city was growing steadily. Investors who bought back then look 
like geniuses now. But here’s the truth: they weren’t geniuses. They just acted. They bought 
when others hesitated. Markets reward action. 

Even today, Charlotte still checks the boxes: jobs, people, growth, and neighborhoods that 
make sense for long-term rentals. Is it perfect? Of course not. But no city is. That’s why you 
look at the facts and decide whether the long-term trend is moving in the right direction. If it 
is, you’re probably safe. 

And if you’re not sure where to start, that’s exactly where someone like me comes in. 
I spend every week walking through properties, running numbers, meeting contractors, and 
helping investors find rentals in the right pockets. I can tell you where the good tenant pools 
are. Where the rents are strongest. Where value-add opportunities hide in plain sight. 
Markets don’t have to be mysterious when you have boots on the ground. 

The biggest mistake new investors make is overthinking their market selection. They spend 
months researching, waiting, planning—but never buying. Analysis paralysis is real, and it 
kills momentum. Don’t get stuck trying to find the “perfect” market. You just need a solid 
one. 

Once you understand what makes a market healthy, you stop guessing. You start 
evaluating. The whole process becomes less emotional, less scary. It’s just a checklist. And 
when a market checks enough boxes, you move. 
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In the next chapter, we’ll talk about how to analyze a property once you’ve found it—how to 
know whether a rental makes financial sense before you ever step foot inside. Because the 
market is only half the battle. The numbers are the other half. 

 

Chapter 4 – How to Analyze a Deal 
By now, you’ve wrapped your head around the idea of buying rentals and you’ve got a 
decent sense of where to look. The next inevitable question is: 
“Okay… but how do I know if the property is actually a good deal?” 

Great question. 
And you’re not alone—this is where most people freeze. They find a house they think could 
work, stare at the numbers, and then panic-scroll Zillow until midnight. Eventually they 
convince themselves real estate is “too complicated,” and go back to debating whether 
they should buy Nvidia at all-time highs. 

But here’s the truth: 
Analyzing a rental is way simpler than people make it sound. You don’t need an MBA, a wall 
of monitors, or a mysterious uncle who “does numbers.” You just need to understand a few 
basic concepts and follow them consistently. 

Think of it like cooking. 
The first time you make pasta, you’re worried you might summon Gordon Ramsay through a 
portal and disappoint him. But once you’ve done it a few times, you realize: boil water, add 
noodles, try not to burn down the kitchen… and boom—carbs. 

Analyzing a rental is the same way. Once you’ve seen a dozen deals, the numbers start 
speaking to you. Soon you can look at a listing and know within 30 seconds if it’s worth 
digging further. 

Most people, when they look at a house, focus on everything except the numbers. They say 
things like, 
“I love the yard!” 
or 
“This kitchen is amazing!” 
or 
“The floors… they just feel like good floors.” 
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That’s fine if you’re buying a home to live in. 
But as an investor? You have to train your brain to look past the cosmetics and focus on 
what actually matters. 

A rental isn’t a personal trophy. 
It’s a machine. 
A revenue-producing tool. 

And your job is to decide whether buying that machine makes your financial life better—or 
turns into a yearly subscription to Financial Pain™. 

Every investment property has a simple equation behind it: 

Money In → Money Out → Something Left Over 

If there’s enough leftover to make the risk worthwhile, great. 
If not, move on. 
There will always be another house. 

That leftover is what we call cash flow, and while it’s not the only factor, it’s the one people 
obsess over first. You want something that pays you a bit each month while steadily 
building wealth behind the scenes. 

So how do you estimate that? 
Easy. You start with the rent. 

This is where most people get hung up. They guess. They assume. They look at the Zillow 
Zestimate like it’s a holy document. But rent is just data. You look at similar properties in 
the area—same beds, baths, condition—and see what they’re leasing for. Facebook 
Marketplace, Zillow, and Rent.com are fine places to start. A good property manager (hi 
again) can get you even more accurate numbers. 

Once you’ve got a realistic rent estimate, you map out expenses: mortgage, taxes, 
insurance, repairs, and a little cushion for the surprises that will absolutely happen. Roof 
leaks wait for nobody. 

Every market is a little different, but a safe rule of thumb is to assume about 40–50% of 
your rental income will go toward expenses, not counting the mortgage. That includes 
taxes, insurance, maintenance, vacancies, and management. Some deals will be better; 
some will be worse. But this keeps you honest. 

Once you plug the numbers in, you’ll often know immediately if the deal is worth your time. 
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But here’s the part that doesn’t get talked about enough: 
The spreadsheet lies. At least… it can. 

A spreadsheet will tell you whatever you want it to say. 
If you put in optimistic rent, low expenses, and a rosy repair estimate, it’ll tell you you’re 
about to buy the greatest deal in American history. You’ll feel like Warren Buffett with a 
toolbelt. 

But if you use realistic numbers—sometimes even conservative ones—your spreadsheet 
keeps you grounded. Buy the deal that still works when you’ve water-tested the 
assumptions, not the one that works only if everything goes perfectly and your tenant pays 
rent on time for the next 30 years while never calling about a broken garbage disposal. 

When I walk clients through analyzing properties, I’m always trying to help them see two 
things: 

1. How the property performs day one 

2. How it performs over time 

Maybe a house only breaks even at first. 
Maybe it cash flows a modest $200 a month. 
Some people dismiss that—too small! Not enough! I want $1,000 a month! 

But here’s where perspective matters. 
That $200 a month is just the appetizer. 
Behind the scenes, your tenant is paying off your loan. Your property is appreciating. You’re 
gaining tax benefits. In ten years, even a mediocre house often looks brilliant in hindsight. 
Time does heavy lifting in real estate. 

I’ve never met a single investor who held a rental for a decade and regretted it. 
Not one. 
I’ve met plenty who regretted selling. 

The numbers don’t always hit immediately. 
That’s okay. 
Real estate is a long game disguised as something that feels slow and frustrating in the 
beginning. 

Just like the gym. 
You don’t lift weights twice and wake up looking like Thor. 
You keep showing up. 
You let time compound the effort. 
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Analyzing deals is where that journey begins. 
Do the math. 
Make sure it makes sense. 
But don’t demand perfection. 

Your goal isn’t to find a magical unicorn with 25% returns. Your goal is to buy a normal, 
reasonable house in a good area that will quietly make you wealthy over time. 

Once you’ve got a few of these under your belt, you’ll start getting faster—and smarter. 
You’ll see how subtle differences in taxes, HOA fees, insurance, or school districts affect 
returns. You’ll learn the spots where rents are strong and turnover is low. You’ll get good at 
spotting value—places where a simple facelift or minor repair adds major return. 

Eventually, you won’t just be analyzing deals. 
You’ll be recognizing patterns. 

The moment you begin to see those patterns—the moment your brain starts saying “Oh, I 
get it now”—that’s when things really start to click. Your confidence goes up. Your fear goes 
down. And suddenly this whole rental thing feels less like a complicated puzzle and more 
like an opportunity you can actually manage. 

So yes, deal analysis matters. 
But it’s not rocket science. 
It’s a tool. 
And like any tool, you get better the more you use it. 

In the next chapter, we’ll talk about how to actually buy these properties—how to finance 
them, what the banks look for, and what your options are no matter where you’re starting. 
Because once you understand the numbers, the next step is figuring out how to pay for the 
thing. 

And good news: 
You’ve got more options than you think. 

 

Chapter 5 – Financing a Deal 
There comes a moment in every new investor’s journey where they find a house, run the 
numbers, get excited… and then remember they have to somehow pay for it. This is usually 
where the record scratches, anxiety rises, and people start considering whether they really 
do need both kidneys. 
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Relax. 
You don’t need to be rich to buy rentals. 
You don’t need a secret vault of gold bars or a wealthy uncle named Vincenzo. 

You just need to understand how financing works. 

When I first started, I assumed financing was only for people with perfect credit scores, six-
figure incomes, and briefcases full of insider knowledge. I pictured a banker sliding me a 
loan contract like it was a sacred scroll handed down from the heavens. 

Instead, what I found is this: lenders are just people doing their jobs. They want you to 
qualify because that’s how they make money. And there are more financing options than 
most beginners realize. 

Let’s walk through the main ones — without making your eyes glaze over. 

The most common and friendly option is the traditional mortgage. This is the same loan 
someone would use to buy their own home. If you have decent credit and a reliable 
income, you can usually get one. Whether you’re buying a place to live in or a rental, this is 
often the cheapest money available. It’s long-term, fixed-rate, and predictable — like the 
Toyota Camry of loans. It won’t impress your neighbors, but it will do the job forever. 

You’ll typically put 20–25% down for an investment property using this route. That scares 
some folks — but remember, you’re controlling a big asset with a fraction of the money. 
That’s leverage. And leverage is one of the superpowers of real estate. 

If you don’t have 20–25% down because you’re still paying off student loans and buying 
name-brand cereal, don’t panic. You can always house hack — buy a duplex, live in one 
unit, rent out the other — and suddenly the bank treats you like an owner-occupant. That 
means lower down payments, cheaper rates, and better terms. Yes, you’ll be living near 
your tenant, who may or may not believe shirts are optional in common areas. But you’ll 
build wealth faster than almost any other strategy. 

Once you’ve got a few deals under your belt, you’ll probably hear people whisper reverently 
about DSCR loans. DSCR stands for Debt Service Coverage Ratio — a fancy way of saying 
“The property makes enough income to pay the mortgage, so the bank isn’t worried about 
you personally.” 

This is the loan for investors who want to scale without having to prove to the bank that 
they’re eating their vegetables and going to bed by 10 p.m. DSCR loans look at the property 
itself — can it carry its weight? If yes, boom: financing. These loans usually come with 
slightly higher rates than conventional, but they ask way fewer questions, which makes 
them popular with people who would rather eat drywall than send another bank statement. 
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If your deal needs renovation, or you’re trying to buy something that looks like a raccoon 
colony used it as a nightclub, then you’ll be in the world of hard money. Hard money 
lenders will finance distressed properties if they believe in the after-repair value. They fund 
fast. They understand ugly houses. But they are not cheap. Their rates and fees are higher, 
and the timeline is shorter. 

Think of hard money like buying coffee at the airport. You can get it quickly when you need 
it… but you’ll pay for the privilege. Still, if you use it correctly and execute your plan, it can 
be a powerful tool — especially for BRRRR deals or flips. 

Then there’s the most misunderstood option: HELOCs — Home Equity Lines of Credit. 
These are basically a credit card secured by the equity in your home or rental. They give you 
a flexible line of funds you can deploy when opportunity strikes. HELOCs are fantastic 
because they let you turn dormant equity into active cash — without selling the property. 
They are a secret weapon for investors who want to grow using what they already have. 

There are also more creative financing structures — things like seller financing, subject-to, 
and partnerships. Seller financing is exactly what it sounds like: the seller acts as the bank 
and you pay them directly. This happens more than you’d think, especially with sellers who 
want to avoid capital gains or prefer steady income. Negotiating seller finance feels like a 
superpower — because it is. 

Subject-to is when you take over someone’s existing mortgage, usually at a better rate than 
you could get today. It’s a niche strategy, but in the right situation, it’s wildly effective. The 
trick is understanding how to structure it cleanly so the seller feels secure and the asset is 
protected. 

As for partnerships — they’re useful, but dangerous. Everyone loves the idea of going half-
and-half with a friend. It feels fun and safe. But partnerships are like marriages — easy to 
get into, harder to unwind. If you’re considering one, make sure you’re aligned in 
personality, money, timeline, and exit strategy. If one person wants to hold forever and the 
other wants to sell in two years, that relationship will melt faster than cheap ice cream in 
August. 

Personally, I tell people to start simple. Get a conventional loan if you can. Maybe house 
hack. If the numbers don’t work with normal financing, that’s usually a sign to move on. You 
shouldn’t need an origami-level financing structure just to make a deal pencil. 

The world of financing is intimidating at first, but here’s the comforting part: you don’t need 
to know everything today. You just need to know enough to pick the right lane. Over time, as 
you do more deals, you’ll naturally explore new tools. You don’t start buying rental property 
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with a full belt of fancy financing gadgets. You start with one hammer. Later, you collect the 
rest. 

People think financing is about money, but it’s really about mindset. They say, “I don’t have 
enough to invest,” when they should be saying, “How can I invest with what I have?” The 
difference between those two questions is the difference between getting started and 
staying stuck. 

And here’s the punchline: lenders want to lend. That’s how they make money. They are not 
your enemy. They’re stakeholders in your success. When you show up prepared, with 
numbers and a plan, you’ll be shocked at how many people are ready to support you. 

Buying real estate is a team sport — and your lender is one of your most important 
teammates. Build that relationship early. Ask questions. Shoot over deals for feedback. 
Learn how they think. Because once you understand the money side, this business 
becomes a whole lot easier. 

Next, we move into the part that scares people even more than financing: managing 
renovations without crying in the Home Depot parking lot. 

Spoiler: it’s not as bad as everyone makes it seem… 
as long as you know what you’re doing. 

 

Chapter 6 – Rehabs and Surviving the Renovation 
At some point, every real estate investor learns there are two types of houses: 
(1) The ones that just need a little love 
and 
(2) The ones that need… therapy (see Give a Mouse a Cookie). 

Most beginners swear they’re aiming for the first category — but somehow end up with a 
house that looks like a family of raccoons tried to run a nightclub in the attic. If that 
happens to you, don’t panic. You’re not the first. You won’t be the last. And yes, you’ll 
survive. 

Renovation is the part of real estate that separates the dreamers from the doers. It’s where 
numbers on a spreadsheet turn into tile, paint, and trips to Home Depot you definitely 
didn’t budget enough time (or emotional bandwidth) for. People get intimidated by rehab 
because they picture themselves needing to know everything — plumbing, electrical, 
framing, flooring, drywall, roofing, spiritual cleansing rituals — and that’s simply not true. 
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You don’t need to be a contractor. 
You don’t even need to be handy. 
You just need to know how to make a plan, build a team, and communicate clearly. 

The first step is understanding the difference between light rehab and heavy rehab. 
Light rehab is what most beginners should stick to. These are properties where the bones 
are fine, the roof is solid, and nobody needs to open walls or replace half the plumbing. 
You’re updating flooring, paint, maybe appliances, maybe bathrooms. It’s straightforward. 
It’s manageable. It’s predictable enough not to wake you up at 3 a.m. questioning your life 
choices. 

Heavy rehab is a different animal. When you start talking about foundation work, HVAC 
replacement, structural repairs, or full-gut renovations… you’re in deeper water. I’m not 
saying don’t do it. I’m saying respect the beast. Heavy rehabs are where budgets go to die 
and timelines stretch into new seasons of your life. 

Which is why one of the most powerful tools you can create is a scope of work — a simple 
document listing what needs to be done, room by room, with the materials and finish level 
you expect. Without a scope, your contractor is guessing. And when they’re guessing, 
you’re paying. 

The smartest investors I know obsess over scopes. They specify the paint color, the vanity 
model, the flooring type, the doorknob finish — because when you hand a contractor a 
vague description like “update the bathroom,” that can mean anything from “swap out the 
showerhead” to “rebuild the entire room using gold tile from Italy.” Vagueness is expensive. 
Clarity is cash flow. 

If you’ve never made a scope of work, here’s the good news: you learn fast. Walk the 
property. Take pictures. Write out what needs doing. Then hand it to your contractor and 
ask, “What did I miss?” They’ll tell you. It’s collaborative. Just remember — the more detail 
you provide, the fewer surprises later. 

And believe me, surprises happen. Behind every wall is a potential plot twist. You open up a 
bathroom expecting to replace a vanity, and suddenly you discover plumbing from 1947 
that looks like it was installed by someone who thought pipes were optional. That’s part of 
the game. Plan for setbacks, and you’ll never be thrown off course. 

Now, let’s talk contractors. 

A good contractor is worth their weight in gold. A bad contractor is worth negative money — 
as in, you pay them, then pay someone else to fix their work. The fastest way to spot a bad 
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contractor is this: they promise to start immediately, finish incredibly fast, and be way 
cheaper than everyone else. That’s not confidence — that’s foreshadowing. 

Instead, look for someone who walks the property, asks smart questions, gives a realistic 
timeline, and sends a written estimate. They don’t need to be the cheapest. They just need 
to be consistent. Cheap is expensive. Professional saves money. 

Red flag: 
If a contractor demands all the money upfront, run. 
A reasonable structure is to pay in draws — a little upfront to start, then payments tied to 
completed milestones. This keeps everyone honest and aligned. 

Before you start, get everything in writing. That might sound obvious, but you’d be shocked 
how many people trust a handshake and a text message. The moment there’s tension, 
nobody remembers what was said. A simple contract avoids drama and protects your 
wallet. 

And let’s talk about timelines. 
Whatever timeline you’re given… add 30%. That’s your real timeline. In construction, “two 
weeks” is often contractor language for “two weeks if nothing goes sideways — which it 
will.” 

Rehab teaches you patience, flexibility, and the importance of having backup plans. The 
goal isn’t perfection — it’s progress. On my early projects, I used to panic when something 
went wrong. A leaky pipe? Catastrophe. A delay? Disaster. Now I just sigh, get another cup 
of coffee, and fix it. That’s the thing about experience: it doesn’t eliminate problems, it just 
gives you the confidence to handle them. 

One of the smartest rules is to buy the right level of rehab for your stage. If you’re brand 
new, don’t buy something that needs four dumpsters and a priest. Start with something 
manageable. You don’t get bonus points for suffering. You get bonus points for finishing on 
time and on budget. 

Over time, as you build relationships and your confidence grows, you’ll be able to take on 
bigger projects. Maybe you’ll try a BRRRR. Maybe you’ll experiment with a flip. But your first 
renovation shouldn’t feel like you’re filming a season of Survivor. It should feel like you’re 
learning — because you are. 

And remember: every house is a teacher. One will teach you about plumbing. One will 
teach you about roofs. One will teach you about never installing carpet in a rental where 
people have pets. Every lesson makes you better. 
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The funny thing is, renovations build character faster than cash flow. And that’s a good 
thing. You learn how to make decisions. You learn to prioritize. You learn to communicate. 
These skills serve you for the rest of your investing career. 

So don’t let rehab intimidate you. Respect it. Plan for it. But don’t fear it. The biggest 
mistake is thinking you need to know everything before you start. That’s not how learning 
works. You get the blueprint by building the first house, not by memorizing every YouTube 
video on earth. 

Speaking of learning the hard way… 
Once the house is fixed up, the real fun begins: 
finding a tenant, managing the tenant, and making sure the tenant doesn’t turn your 
property into a 24/7 trampoline park. 

That’s where we’re headed next — the thrilling world of property management, where cash 
flow is won or lost not by the deal you got, but by the people you put in the house. 

 

Chapter 7 – Project Management 
This is the part that everyone underestimates their first time.  

There’s a saying in real estate that “you make your money when you buy,” and while that 
sounds wise and tweet-able, it’s only half the truth. You might very well make your money 
when you buy, but you keep your money through good management. Most beginners don’t 
realize this until they’re knee-deep in tenant drama or staring at a repair bill wondering 
when things got so messy. If buying the property is the wedding, managing the property is 
the marriage—and anyone who’s been married will tell you the wedding is the easy part. 

Management is where the numbers on your spreadsheet finally meet the real world. The 
spreadsheets never show you the late-night phone call about a leak, the tenant who swears 
the rent is coming “next Friday for sure,” or the way a perfectly fine air-conditioning system 
will decide to die on the hottest Saturday of the year. The spreadsheets also don’t show you 
the good stuff: the tenant who stays five years and always pays on time, the family who 
treats your place like their own, or the quiet months where nothing breaks and everything 
just works. Those tenants are the MVPs of the landlord life. 

When people first start investing, many assume they’ll manage the property themselves. It 
makes sense—you want to save money, protect your asset, learn the ropes. And honestly, 
there’s nothing wrong with that. Managing your own property can be a great way to 
understand how the business works, learn what repairs cost, and build relationships with 
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vendors. But here’s the truth: not everyone is wired for property management. You have to 
be organized, communicate clearly, enforce boundaries, and make decisions without 
getting emotional. If you’re too nice, too trusting, or too afraid to say “no,” you’ll get 
steamrolled quickly. Tenants aren’t bad people—but they are people, and people work in 
their own best interest. If you’re not careful, you’ll find yourself agreeing to every excuse, 
waiver, and last-minute request because you didn’t set expectations up front. 

This is why tenant screening is so important. The best way to avoid problems is simply not 
to let them in the house. A well-screened tenant is worth more than the best rehab in the 
world. You want someone with a stable income, a history of paying bills, and preferably a 
track record of renting without drama. You don’t need perfection—life happens to 
everyone—but you do need proof of responsibility. If someone gets offended that you’re 
running background checks, calling references, or verifying employment, that’s a great sign 
that you should politely keep looking. 

Once you find the right tenant, the next essential piece is the lease. A lease is the written 
agreement that defines how this whole relationship works. A vague lease is a ticking time 
bomb. Clarity now prevents conflict later. Spell everything out: when rent is due, how 
payments are made, what the late fee is, who handles the yard, what the pet policy is, what 
maintenance is tenant-responsible, and how communication is handled. If you think, “Eh, 
we’ll just figure that out later,” I promise you will—usually during an argument. 

Even with solid screening and a crystal-clear lease, things will still happen because houses 
are physical things and physical things break. When something goes wrong, your job is to 
respond. That doesn’t mean you need to sprint out there with a wrench. It just means you 
communicate, get the right vendor, and handle the repair in a timely, reasonable way. Good 
tenants stay longer when they feel like they’re being treated fairly, and long-term tenants 
are the secret sauce of profitable rentals. Turnovers—where a tenant moves out and you 
have to re-rent—are where the sneaky expenses pile up: cleaning, repairs, vacancy. A well-
cared-for tenant reduces all of that. The fastest way to lose a great tenant is to ignore 
repairs or delay them forever because you’re trying to save a few bucks. 

Now, if you’re reading this and slowly realizing you don’t actually want to manage tenants, 
that’s okay. Most people don’t. This is where professional property managers earn their 
keep. A good property manager screens tenants, writes the lease, handles repair calls, 
collects rent, and deals with the occasional unpleasant situation so you don’t have to. 
They’re the buffer between you and the day-to-day of the property, and when they’re good, 
they’re worth every dollar. The fee you pay is usually a percentage of the monthly rent, and 
in exchange, you get peace of mind—and more importantly, the ability to scale. You can 
own ten properties with a manager and still sleep at night. Try doing that alone while 
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working a full-time job and you’ll slowly morph into a greeter at Home Depot just to be 
closer to the answers. 

Every landlord’s nightmare word is “eviction.” Nobody enjoys it. But sometimes, it’s 
necessary. Evictions aren’t personal—they’re business. If a tenant stops paying, 
disappears, or consistently violates the lease, you have to act. Delaying action doesn’t 
make the problem go away; it just costs you more. A timely, lawful eviction actually 
protects both parties by bringing closure and moving things forward. It feels scary the first 
time, but once you’ve been through it, you realize it’s simply a process—and a manageable 
one. 

The thing that ties all of this together is communication. Whether you’re managing yourself 
or using a property manager, clarity and consistency are everything. You don’t need to be 
harsh; you just need to be firm and fair. Most tenant issues don’t come from malice—they 
come from misunderstanding or mismatched expectations. Clear, consistent 
communication solves most of that before it becomes a problem. 

The beauty of property management is that you don’t have to be perfect to succeed. You 
just need systems. You need expectations. You need to treat it like a business instead of a 
hobby. With the right processes—and especially the right team—you’ll quickly realize that 
owning rentals doesn’t need to take over your life. It can be as passive as you want it to be, 
as long as you don’t try to duct-tape your management strategy together and hope for the 
best. 

If there’s one lesson to remember from all this, it’s that property management isn’t about 
reacting; it’s about preparing. When you set things up correctly on the front end—good 
screening, strong leases, reliable vendors, clear expectations—everything on the back end 
becomes easier. Tenants stay longer. Expenses go down. Income becomes predictable. 
And that’s when rental property starts feeling like a true investment instead of a part-time 
job you never meant to sign up for. 

Once you understand how management works—and have support in place—the next step 
is learning how to protect those returns even more by taking advantage of something most 
people fear: taxes, entities, and the boring-sounding structures that actually make you 
richer. And don’t worry—just like everything else in this book, it’s far less scary than it 
sounds. 
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Chapter 8 – Taxes, Entities, and Grown-Up Stuff 
If there’s one topic that consistently scares new investors more than tenants, toilets, or 
talking to lenders, it’s taxes. Something about the word alone is enough to make people’s 
eyes glaze over and their brains exit the building like they’ve received evacuation orders. 
And honestly, I get it. Taxes feel complicated. Entities feel intimidating. The internet is full of 
loud opinions, and every twenty-two-year-old with a ring light seems to have a “secret 
strategy” that involves setting up seventeen LLCs, buying a yacht, and writing off their 
emotional trauma. 

Let’s take a deep breath together. 
Here’s the truth: 
The basics are simple. 
They are understandable. 
And they are wildly in your favor. 

That last part surprises people. 
The U.S. tax code is confusing, yes — but it is also extremely generous to real estate 
investors. Most of the time, the government is basically saying, 
“Oh, you’re providing housing? Cool. Here, have a tax break.” 

So instead of diving into the deep end of CPA-speak, let’s walk through the big picture — 
what matters, what doesn’t, and why taxes might actually become your favorite part of this 
business. 

First, understand this: rental income is special. Unlike money you earn at your job — which 
gets taxed as you earn it — rental income comes with a whole buffet of deductions. You 
can subtract almost every legitimate expense connected to running your rental before the 
IRS even looks at what’s left. Think mortgage interest, taxes, insurance, repairs, property 
management, utilities (if you pay them), supplies, mileage, even the little things like 
lockboxes and smoke detectors. If it helps you run your rental, it’s probably deductible. 

But the superstar of rental tax benefits — the one the wealthy worship quietly — is 
depreciation. Depreciation is the IRS acknowledging that your house will slowly wear out 
over time. So they let you write off a portion of its value every year as a “loss” — even if it’s 
actually increasing in value. Think about that for a second. The government is letting you 
claim your house is losing value… while it’s going up in value. You get a tax deduction for 
imaginary sadness. It’s spectacular. 

Because of depreciation, many rentals that cash flow in real life show little to no taxable 
income on paper. This is why so many long-time landlords pay very little in taxes relative to 
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what they earn. It’s not shady. It’s not loophole-hunting. It’s exactly how the tax code was 
written. 

Every once in a while, someone new will say, “Wait… isn’t that cheating?” 
Nope. 
It’s incentivizing. The government wants more housing. You are providing housing. They 
reward you. That’s the deal. 

Eventually, though, a rental owner realizes they should probably put their property into an 
entity. This is where people start sweating. “Should I get an LLC? An S-Corp? A holding 
company? A Delaware Series Trust wrapped in bacon?” There’s endless debate, and it can 
get complicated — but the simplest answer for most new investors is: Start in your own 
name. When you’re ready, move to an LLC. 

Starting in your own name makes financing easier. Lenders love simple. Once you’re 
comfortable and have equity, you can transfer the property to an LLC for liability protection. 
The LLC doesn’t save you taxes — it shields your personal assets if something goes wrong. 
That’s the value. It keeps someone from coming after your personal bank account if a 
tenant decides to sue because they tripped while roller-skating through the kitchen at 
midnight. 

Could you start with an LLC? Sure. 
But don’t let entity formation stop you from buying. Paralysis over paperwork is real, and 
completely unnecessary. The perfect structure can evolve later. Get the house first. 

S-Corps get brought up a lot, too. For rentals, they rarely make sense. They complicate 
ownership without adding benefit. S-Corps can be useful for flips or active businesses, but 
for standard buy-and-hold investing, stick to LLCs. That one rule alone will help you avoid 
about 80% of the online confusion. 

Some investors never form an entity at all. They just carry good insurance — which can 
cover a lot of liability and is much easier to set up than an LLC. Is it perfect? No. But if 
you’re just trying to get started, insurance plus careful management gives you peace of 
mind while you learn. The point is: structure is a tool, not a prerequisite. 

Now let’s talk briefly about bookkeeping. 
Most people wait until tax season, dump a box of receipts on their accountant’s desk like 
they’re unloading emotional baggage, and hope for the best. Don’t be that person. You 
don’t need anything fancy — just track income and expenses monthly. It makes life easier. 
Future-you will be thrilled. 
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Every year, I run into someone at a barbecue who tells me they’re writing off their entire 
house, their dog, their laundry, their Disney vacation, and their emotional support jet ski 
“because their buddy’s CPA said it was fine.” Don’t do that. You don’t need to stretch the 
truth. The legal benefits are already ridiculous. You don’t have to get cute. 

If you want to minimize taxes long-term — and you should — the best thing you can do is 
hold properties for a while. The longer you hold, the more depreciation you take, the more 
equity you build, the more stability you get. When you eventually sell, you can even avoid 
capital gains taxes by using a 1031 exchange, which lets you roll your profits into a new 
property tax-free. It’s like Monopoly, but the IRS is cheering for you. 

And here’s something TikTok never mentions: many investors never sell. They hold forever. 
They refinance occasionally to pull out equity tax-free, and eventually pass the properties 
down to their kids, who receive what’s called a “step-up in basis.” Translation: all the taxes 
on decades of appreciation vanish. Poof. Gone. 

It might be the single most powerful wealth-building strategy in the U.S. — and it’s available 
to anyone who buys and holds over time. 

That’s the theme here: you don’t need complicated structures. You don’t need to become a 
CPA. You just need to understand the basics, use the tools available, and learn as you go. 
Rental property owners get rewarded for patience, consistency, and providing housing — 
not for memorizing tax code. 

If your brain is still intact, congratulations — you got through the “scary” chapter. And now 
that you understand how this side works, you’ll be far ahead of most first-time investors 
who panic at the mere mention of the IRS. The truth is, this part of real estate rarely hurts 
you. It almost always helps you. 

With the big foundational pieces now in place — your strategy, your market, your financing, 
your rehab, your management, and your tax approach — the next question becomes: how 
do you actually move from reading to doing? What does the early journey look like after you 
close? 

That’s exactly where we’re headed next. In the following chapter, we’ll walk through the first 
ninety days of owning a rental: the roadmap, the milestones, and what to expect as you 
transition from “I own a property” to “I own a rental that works.” 
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Chapter 9 – The First 90 Days 
There’s a magical moment right after you close on your first rental. You walk out of the 
attorney’s office holding a folder full of documents you’ll probably never read again, and it 
hits you: 

“Okay… now what?” 

People imagine confetti and champagne. In reality, the first ninety days usually involve a 
mix of excitement, mild panic, and Googling things like “Is it normal for a toilet to make that 
noise?” It’s completely normal. This is the phase where your rental transforms from a 
theoretical spreadsheet into a real, functioning business. And just like any business, the 
beginning determines everything. 

The good news is, your first ninety days don’t have to be chaotic. They just need structure. 
Think of it like onboarding a new employee. You bought the property—now you’re getting it 
ready to work for you. 

Right after closing, your first job is simply to take possession of the property. If it’s vacant, 
great. You walk in, take a deep breath, and hope there aren’t any surprises lurking behind 
the fridge. If it’s occupied, you’ll be introducing yourself to tenants, reviewing leases, and 
making sure rents are being paid correctly. Either way, this is your getting-to-know-you 
period. 

Next, you want to evaluate the property—really evaluate it. Even if you did inspections 
before closing, walk the house slowly. Touch things. Turn things on. Take notes of what 
needs attention. Sometimes issues appear only after you’ve officially taken ownership. 
That’s fine. You’re not looking for perfection. You’re just collecting information. 

If the house needs work, this is when your plan from earlier chapters comes into play. You 
create your timeline and get your vendors scheduled. A light turn—paint, flooring, 
fixtures—could take a week or two. A heavier turn might take a little longer. This timeline is 
totally normal. The important thing is keeping it moving. Properties make you money when 
they’re rented, not sitting empty while you debate paint colors like you’re filming a show on 
HGTV. 

Once repairs are underway, you’re already thinking about the tenant process. If you’re self-
managing, you’ll be preparing the listing, setting rental criteria, taking photos, and 
beginning marketing. If you’re using a property manager, you’ll be checking in, making sure 
they have everything they need, and stepping back to let them do their thing. Either way, 
having a clear plan now prevents headaches later. 



26 
Ruggiero Real Estate – Investor E-book 

There’s always an awkward moment when your contractor is finishing up and you’re not 
totally sure whether the work is actually done. You walk through the house with a critical 
eye, pretending you’re a stern British inspector judging a baking competition. Make a punch 
list: tiny repairs, paint touch-ups, missing outlet covers, doors that don’t latch quite right. 
Finishing details matter, and a clean, well-presented rental attracts responsible people 
who care. 

When the house is ready, marketing begins. This is the part where the property goes from 
“money pit” to “income source.” A strong listing with clear photos, honest details, and 
competitive pricing makes all the difference. Renters are just like buyers—they look online 
first. If your photos are blurry or dark, they’re scrolling right past. Show your house like you 
care. Good tenants notice. 

As applications start rolling in, screening becomes everything. You’ve heard this before, but 
it’s worth repeating: the best way to prevent problems is not letting them in the door. Check 
income, verify employment, look at rental history, and trust your process. You don’t have to 
accept the first applicant. You accept the right applicant. 

Once you approve someone and they sign the lease, you’re entering the final stretch. The 
move-in. It might feel anticlimactic—just handing over keys—but this is where expectations 
get set. A clean, documented move-in condition creates clarity. Good communication 
builds trust. And trust leads to longer tenancies, fewer issues, and more peace for 
everyone. 

As the tenant settles in, you take a step back. For the first time since closing, the property 
is doing what you bought it to do. Your job now is simple: enable the system. Track income 
and expenses, respond to requests, and keep an eye on performance. You’re not 
babysitting—you’re managing a small business. 

Around this time, you’ll get your first call or email from the tenant. Maybe a question about 
utilities, trash day, or a loose doorknob. The important thing is responding promptly. You 
don’t have to solve every problem instantly, but communication goes a long way. Tenants 
who feel heard are infinitely easier to work with. 

If you’re working with a property manager, your role now is even simpler: check in, review 
reports, and let them do their job. A good manager handles everything from maintenance to 
rent collection. At this stage, you’re learning how to step into the owner mindset—
monitoring performance rather than reacting to every detail. 

Somewhere in these first ninety days, something will go wrong. A leak, a broken appliance, 
a lock that suddenly doesn’t lock. And this is the moment where new investors sharpen 
into experienced investors. Problems don’t mean you bought the wrong house. Problems 
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mean you bought a house. They all need attention sometimes. The investors who win are 
the ones who respond calmly and keep moving. 

By the end of the first three months, the property should be stabilized. Rent is coming in. 
Systems are running. Repairs are handled. You’ve gone from “I bought a house” to “I own a 
rental business.” It’s a subtle but powerful shift. You’ll start to understand the rhythms. 
You’ll see how each piece fits together. You’ll feel your confidence grow. 

And most importantly, the mystery fades. The thing that once felt overwhelming becomes 
simply… a process. 

That’s when the real magic begins. Because once you understand the system, you can 
repeat it. You can buy another property. Then another. And each time, the first ninety days 
feel less intense because you’ve done it before. 

This is momentum. 
This is how portfolios are built. 
Not by chasing unicorn deals, 
but by doing simple things well over and over. 

Soon you’ll wake up one day and realize you own five rentals, not just one. You’ll realize 
your portfolio pays down debt every month. You’ll realize the equity is building without you 
lifting a finger. And you’ll realize you’re no longer guessing — you’re executing. 

The next chapter is about the lessons that accelerate this journey even further: the 
mistakes almost everyone makes, the ones that slow them down, and more importantly, 
how to avoid them before you lose time, money, or your sanity. 

 

Chapter 10 – The Biggest Mistakes New Investors Make 
If you’ve made it this far, you already know more than most people who say they want to 
invest in real estate but never do. You understand strategy, markets, numbers, financing, 
rehab, management, and taxes. You’ve walked through the first ninety days. You’re no 
longer just curious—you’re equipped. But before we close this book, we need to talk about 
something that matters just as much as everything you’ve learned so far: the mistakes. The 
landmines. The traps that can slow you down, drain your money, or make you question why 
you ever thought buying rentals was a good idea. 

The interesting thing is that almost every beginner makes the same handful of mistakes. 
They’re predictable. They’re avoidable. And the people who avoid them build wealth faster 
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and with a lot less stress. So let’s walk through them together—not to scare you, but to 
make sure you’re walking into this world with your eyes wide open. 

One of the biggest mistakes is chasing “perfect deals” instead of good ones. New investors 
love the idea of finding some mythical unicorn property that cash flows $1,000 a month, 
needs no repairs, comes with perfect tenants, and is located in a booming neighborhood 
where everyone pays on time and nobody ever flushes things that shouldn’t be flushed. 
These deals don’t exist. Not in 2025. Not ever. The investors who win buy good deals—solid 
returns, reasonable repairs, stable areas—and they do it consistently. Perfection is a trap 
that leads to endless hesitation. Meanwhile, someone else buys the property, enjoys the 
long-term growth, and looks like a genius ten years later. 

Another common mistake is over-renovating. This happens mostly to people who secretly 
want to be on HGTV. They buy a rental in a working-class neighborhood and put in quartz 
counters, designer tile, and $85 cabinet hardware imported from Italy. Their contractor 
loves them. Their spreadsheet hates them. The truth is, rentals don’t need luxury—they 
need durability. A clean, functional home rents just as well as a magazine-cover 
renovation, and it costs a fraction of the price. Renovate for the tenant you’re trying to 
attract, not the tenant you’d like to imagine is moving in. 

Then there’s the opposite problem: doing the bare minimum. Some investors think 
everything can be fixed with paint and positive thinking. They ignore small plumbing issues, 
skip preventative maintenance, leave old appliances in place because they “still kind of 
work,” and hope the tenant doesn’t notice. They always notice. And these tiny overlooked 
issues become expensive repairs later. Being cheap isn’t a strategy. It’s a liability. The most 
successful landlords fix things properly the first time. It costs more up front, but it saves far 
more later. 

One painful mistake I see far too often is buying in the wrong neighborhood just because 
the numbers look good on paper. High cash flow is great until you realize the reason the 
rent-to-price ratio is high is because nobody wants to live there unless they absolutely have 
to. These are the areas where tenant turnover is constant, repairs are frequent, and 
property values barely move. It can work—but it’s not where most beginners should start. 
You want neighborhoods with stable demand, responsible tenants, and long-term growth. 
Safe, boring areas. The kind of place where people jog. If there are joggers, you’re generally 
safe. 

Another mistake is trying to scale too fast. Real estate isn’t Pokémon—you don’t have to 
catch them all. Some new investors buy their first rental, feel the rush, and immediately 
want five more. They leap before they’re ready, skip inspections, underestimate repairs, 
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stretch their cash reserves too thin, and end up overwhelmed. Momentum is good. 
Recklessness is not. Get that first property stabilized. Learn from it. Then move on to the 
next one with confidence and cash reserves intact. 

Speaking of reserves, the mistake that quietly destroys people is not setting aside money 
for repairs and vacancy. Even the best rental has bad months. A tenant moves out 
unexpectedly. Inflation hits. A water heater dies. A roof leaks. These aren’t surprises—
they’re part of the agreement you made when you bought a house. Investors who keep a 
healthy reserve fund sleep better and scale faster. Investors who don’t… well, they end up 
on Facebook groups asking 40,000 strangers for advice about a $900 plumbing bill. Don’t 
be that person. 

One of the more subtle mistakes is ignoring the tenant’s experience. You don’t have to 
become best friends with your tenants, and you shouldn’t. But you should treat them with 
respect. Respond to maintenance requests. Keep the property clean and safe. 
Communicate clearly. Tenants who feel respected treat your home better. They pay on 
time. They stay longer. They become partners in your investment instead of obstacles. A 
well-managed rental with happy tenants is an asset that pays you twice—once in rent, and 
again in reduced turnover. 

On the more advanced side, one mistake I see growing investors make is forgetting that real 
estate is a team sport. They try to do everything themselves—find the house, analyze it, 
finance it, rehab it, manage it, file their taxes, fix the toilet, negotiate the lease, and fight the 
city over a zoning letter. That’s not investing. That’s self-inflicted chaos. The most 
successful investors build a team: a great agent, a solid lender, a trustworthy contractor, 
and a reliable property manager. They let experts do what experts do, and they focus on the 
big picture. You don’t get extra credit for exhaustion. 

But perhaps the biggest mistake of all—the one that ruins more potential investors than 
anything else—is quitting too soon. The first tenant issue, the first repair, the first 
unexpected bill, the first time something doesn’t go according to plan… that’s where 
people panic. They think, “This isn’t worth it,” and they retreat. But every investor who’s 
built real wealth has been through those same moments. The difference is, they didn’t quit. 
They handled the setback, learned from it, built resilience, and kept going. Real estate is 
like compound interest—the rewards show up for the people who stay in the game long 
enough. 

If you avoid these mistakes—if you stay patient, stay realistic, and stay consistent—you’ll 
be shocked at how well this business works. Rental properties don’t need you to be perfect. 
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They just need you to show up, make decent decisions, and give them time. Do that, and 
the results will follow. 

You’ve made it through the entire book now. You know how this works. You know what to 
look for, what to avoid, and how to build wealth slowly and steadily through real estate. 
There’s just one more thing to talk about—the part where this turns into real action for you. 

 

Epilogue: Where You Go From Here 
You’ve made it. 
If you’ve read this entire book, you now know more about buying rental property than most 
people who daydream about it but never take the leap. You understand the strategy, the 
numbers, the neighborhoods, the rehab, the financing, the management, the taxes, and the 
mistakes. You know what the first ninety days feel like. You know what separates 
successful investors from frustrated ones. And you know that real estate isn’t magic — it’s 
a process. A learnable, repeatable process that anyone can master with the right guidance. 

But there’s something important I want to leave you with: 
Knowledge is not the finish line — it’s the starting point. 

Every investor you admire — the ones with ten rentals, or twenty, or an entire portfolio — 
started exactly where you are right now. They were nervous. They questioned whether they 
were ready. They worried about making mistakes. They wondered if they should wait for the 
“perfect time.” 

But they didn’t wait. 
They acted. 
They bought a property. 
They went through the process. 
They made mistakes, learned quickly, got back up, and kept going. 

You can do the same. 
You should do the same. 

Because here’s the truth no one tells you when you’re starting out: 
Your first property is the hardest. 
Not because the deal is hard — but because you’re still building the confidence to trust 
yourself. 
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Once you buy that first rental, everything else becomes easier. 
You understand the flow. 
You recognize patterns. 
You stop overthinking. 
And real estate stops feeling like a mystery and starts feeling like something you actually 
own, in every sense of the word. 

Ten years from now, you will either look back and say, 
“I’m so glad I started,” 
or 
“I wish I had.” 

There is no in-between. 

Every investor I’ve ever known — every single one — wishes they had started sooner. 
Nobody looks back and says, “I wish I had bought fewer rentals.” The regrets always come 
from hesitation, not action. 

And here’s the part that matters most: you don’t have to do this alone. 

This book wasn’t written just to educate you. 
It was written to guide you — step by step — through the process of becoming a confident, 
successful real estate investor. 

And that’s exactly what I help people do every week. 

I don’t just help clients find properties. 
I help them buy the right ones. 
I help them analyze quickly and confidently. 
I help them build scopes, organize rehab, hire contractors, and keep the project on track. 
I help them place quality tenants and manage properties through my team so the 
investment stays strong. 
I help them build a portfolio instead of just buying a single house. 

If you’re ready to take the next step — not someday, not “when the market is better,” not 
after you watch fifty more YouTube videos — but now, while the momentum is fresh and 
your confidence is building — then let’s talk. 

This is the part where real estate stops being an idea and becomes part of your life. 

You’ve done the hardest thing already: 
You learned. 
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You showed up. 
You took the time to understand this business. 

Now it’s time to put that knowledge to work. 

Whether you want your first rental, your next rental, or an entire long-term portfolio, I can 
help you do it the right way — with the right data, the right strategy, and the right support. 

When you’re ready, reach out. 
Let’s buy something together. 
Let’s build something that pays you for the rest of your life. 
Let’s make sure ten years from now, you’re the one saying, 
“I’m so glad I started.” 

Your next chapter in real estate investing begins now. 

 


