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Dedication: 

For every person who was told they’d never make it. 
For the underdog, the ex-felon, the single parent, the broke dreamer. 

This book is proof that no money doesn’t mean no future.  
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Before You Begin: Definitions & Key 
Terms 
This book was written for everyday people - those who didn’t grow 
up talking about equity, leverage, or passive income at the dinner 
table. 
 
So before we dive into strategy, here’s your personal cheat sheet. 
 
These terms will show up throughout the book - and by the end, you 
won’t just understand them… you’ll own them. 

1% Rule - A quick metric: If a property’s monthly rent is at least 1% 
of the purchase price, it may be a strong investment candidate. 

70% Rule - A flipping rule: Investors should pay no more than 70% 
of the ARV minus repair costs to ensure profit and cushion. 

ARV (After Repair Value) - The projected market value of a 
property after planned renovations are complete. Used to determine 
profit potential and refinancing terms. 

Appraisal - An independent evaluation of a property’s market value, 
typically required by lenders to approve financing. 

BRRRR - Buy, Rehab, Rent, Refinance, Repeat  -  a strategy to 
recycle capital and scale real estate portfolios using the same money 
multiple times. 

Cap Rate - Capitalization Rate: A formula to estimate ROI on a 
rental property  -  Net Operating Income ÷ Property Value. 

Cash Flow - The net income left after all expenses, debts, and 
reserves are paid. It’s the actual monthly profit generated by a rental 
property. 



www.NoMoneyMillionaire.com VII  
 

Closing Costs - Fees and expenses paid at the closing of a real estate 
transaction, including taxes, insurance, loan fees, and title charges. 

Depreciation - An IRS-allowed reduction in a property's value over 
time for tax purposes, often used to reduce taxable income. 

Down Payment - The portion of the purchase price paid upfront by 
the buyer  -  not financed through a loan. 

Due Diligence - The process of analyzing a property before 
purchase  -  including condition, finances, comps, legal issues, and 
risks. 

Duplex - A residential building divided into two separate units, each 
with its own entrance, kitchen, and bathroom. 

Earnest Money - A deposit made by a buyer to show serious intent 
to purchase a property, typically credited toward the down payment 
at closing. 

Equity - Ownership value in a property. It’s the difference between 
the property’s value and what’s owed on it. 

Escrow - A neutral third party that holds funds during a transaction 
until all conditions are met and the deal is finalized. 

Exit Strategy - A plan for how an investor will profit or exit the 
investment  -  such as selling, refinancing, or holding for long-term 
cash flow. 

Fourplex - A property with four separate rental units under one roof  
-  the largest property type that still qualifies for residential 
financing. 

Gross Rent - The total rental income a property could generate 
before any expenses or vacancies are considered. 
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Hard Money - Short-term, high-interest loans based on the 
property’s value rather than the borrower’s credit. Used for flips and 
fast transactions. 

Holding Costs - Ongoing costs associated with owning a property, 
including taxes, insurance, utilities, and loan payments during non-
rented periods. 

Inspection - A professional assessment of a property's condition, 
including structure, systems, and potential issues, often done before 
closing. 

Joint Venture (JV) - A formal partnership between two or more 
parties to collaborate on a real estate deal, often combining money 
and skills. 

Leverage - Using borrowed capital to increase the potential return on 
investment. In real estate, this means using loans to buy more 
property. 

Loan-to-Value Ratio (LTV) - A ratio that compares the loan amount 
to the appraised value of a property. Lower LTV means less risk to 
the lender. 

Maintenance Reserve - Funds set aside to cover regular repairs and 
unexpected maintenance on a property. 

Motivated Seller - A seller who has an urgent reason to sell, such as 
financial strain, vacancy, divorce, or property issues  -  ideal for 
creative deals. 

Multifamily Property - A residential property with two or more 
rental units, including duplexes, triplexes, fourplexes, and apartment 
buildings. 
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Net Operating Income (NOI) - The total income generated by a 
property after operating expenses but before mortgage payments and 
taxes. 

OPM (Other People’s Money) - Using other people’s capital - 
private lenders, partners, or seller financing - to fund real estate 
deals without using your own cash. 

Passive Income - Earnings from rental properties or investments that 
don’t require daily effort to maintain. The goal of financial freedom. 

Private Money - Capital from individuals (not banks) who lend 
based on trust and return potential. Often friends, family, or other 
investors seeking returns. 

Refinance - Replacing an existing mortgage with a new one, often to 
pull out equity or lower interest rates after stabilizing a property. 

Seller Financing - A deal structure where the seller acts as the 
lender, and the buyer makes agreed monthly payments directly to the 
seller instead of using a bank. 

Single-Family Home (SFH) - A standalone residential home 
designed for one family  -  the most common type of home in the 
U.S. 

Subject-To Deal - A creative financing method where a buyer takes 
over a seller’s existing mortgage payments without formally 
assuming the loan. 

Title Company - A company that ensures the title (ownership record) 
of the property is clear and issues title insurance to protect buyers 
and lenders. 

Triplex - A property with three individual rental units within one 
building. 
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Turnover - When a tenant moves out and a new one must be found. 
This creates vacancy, costs, and potential renovation needs. 

Vacancy Rate - The percentage of time a rental unit is unoccupied 
during a given period. High vacancy reduces cash flow. 

Value-Add - Improvements made to a property that increase its 
income potential or market value  -  like renovations or efficiency 
upgrades. 
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Preface 

 

What if everything you’ve been told about needing money to invest 
in real estate… was dead wrong? 
 
In *The No Money Millionaire*, David Webb pulls back the curtain 
on how he built a multi-million dollar real estate portfolio starting 
from absolute zero - no savings, no credit, no rich connections. Just 
mindset, grit, and a method. 
 
This book isn’t fluff. It’s not some overnight guru pitch. It’s a 
blueprint forged through lived experience. 
 
David grew up in an environment where owning a home was 
considered a fantasy. Forget investing - most people were just trying 
to keep the lights on. He dropped out of high school, became a father 
at 20, and was living on his own by 16. His credit was shot. His 
environment offered no examples of success. And yet, through raw 
determination and strategic moves, he flipped the script. 
 
Inside, you'll learn: 
 
ü How to find deals where others aren’t even looking   
ü How to use other people’s money to buy, renovate, and scale - 
even with bad credit   
ü How to create win-win partnerships that attract investors   
ü How to execute BRRRR deals step by step (Buy, Rehab, Rent, 
Refinance, Repeat)   
ü How to scale from your first rental to a full-blown portfolio   
ü And most importantly - how to shift your mindset from survival to 
ownership 
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You’ll also hear the unfiltered truth behind David’s journey - from 
heating his home with a running car and an inverter because the 
electricity was shut off, to becoming a landlord, developer, and 
investor with millions of dollars in assets and cash flow. 
 
This book is for the underdog. The one who's been told "no" their 
whole life. The one who thinks they missed their shot. If you’ve ever 
felt stuck, overlooked, or underqualified, this book was written for 
you. 
 
Because it’s not about where you start. 
It’s about what you believe is possible - and what you’re willing to 
do about it. 
 
**You don’t need a trust fund. 
You don’t need a license. 
You don’t even need your own money.** 
 
You need a method. 
You need belief. 
And you need to get moving. 
 
*The No Money Millionaire* is your blueprint. 
Let’s build it from nothing - tog
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Chapter 1: Understanding the No-
Money Mindset 

 
From Limitations to Leverage 

 

Introduction: Where I Came From 

Where I came from, owning a home wasn’t just rare - it wasn’t 
even a thought. 
Nobody talked about mortgages or down payments. That kind of talk 
didn’t exist. 
People felt like they’d made it just by renting a house instead of 
crashing on a relative’s couch. 
Homeownership? That was for other people. People with different 
lives. Different bloodlines. Different rules. 

Forget building a portfolio of rental properties - most of us were 
just hoping to avoid another eviction notice. 
We didn’t sit around talking about passive income or generational 
wealth. 
We talked about making it to payday and praying the lights stayed 
on long enough to cook dinner. And if you slipped up? Missed 
work? Fell behind even once? That was it. You were back at square 
one.  

I remember one winter when the lights got cut off - and instead of 
panicking, I got “creative.” I parked my car in the garage, left it 
running 24/7, hooked up an inverter, and ran extension cords 
through the house like I was building my own off-grid power 
company. Not exactly OSHA-approved... but hey, the TV worked. 
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The idea of becoming a real estate investor without money? 
That wasn’t just unrealistic - it was a fantasy. 
And yet... here I am. 

After years of hustling, unlearning, and rebuilding -  
I own millions of dollars in cash-flowing real estate. 
Funded entirely with none of my own money. 

This book isn’t theory. It’s not fluff. It’s a blueprint. 
Forged from lived experience for the underdog - the one who's 
been counted out, laughed at, or told “no” their whole life. 
The one who believes they “can’t” do it. 

If that’s you, listen closely: 
You don’t need a trust fund. 
You don’t need perfect credit. 
You don’t need to wait your turn. 

What you need is a new mindset. 
A new method. 
And the guts to bet on yourself. 

This is the foundation of The No Money Millionaire -  
The investor who starts with nothing, leverages other people’s 
money, and builds real wealth without excuses. 

This is where we start. 

 

Section 1: Ditch the Excuses, Grab the 
Opportunity  

Let’s get brutally honest. 

Most people don’t fail in real estate because of bad deals. They fail 
because of the stories they tell themselves - lies disguised as logic. 
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Be honest with yourself: 

• How many times have you said, “I can’t afford it”? 
• How often have you assumed you needed perfect credit or 

tons of cash to get into real estate? 
• How many times have you looked at an opportunity and 

instantly shut it down because of your current bank balance? 

Sound familiar? That’s not logic. That’s fear in disguise. Self-
imposed limitations built brick by brick every time you say, “I 
can’t.” 

But what if you called bullshit on that today? 

Look - I’ve been broke. I’ve been evicted. I’ve had utilities shut off. 
I’ve sat in my car, trying to figure out how I was going to feed my 
kid. And yet, despite all of that, I found a way. Not because I had 
money. But because I made the decision that my excuses were no 
longer going to outrun my action. 

This book is your invitation to become a No Money Millionaire  -  
not someday but starting now. It’s your permission slip to stop 
waiting and start building. 

The system wasn’t built for people like us to win. But there’s a way 
around it, and it starts by understanding a powerful truth: the 
wealthy don’t play by the rules - they make their own. And one of 
the biggest rules they break? 

They use Other People’s Money. 

That’s the game-changer. OPM is the lever that lets you lift deals 
you could never fund on your own. It’s how I went from broke to 
building a real estate portfolio worth millions - and it’s how you’ll 
do it too. 
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But none of that matters if you keep clinging to the lie that you’re 
not ready. 

This isn’t about having it all figured out. It’s about being willing to 
figure it out while you move forward. 

Common Excuses That Keep People Stuck: 

• “I can’t afford it.” 
• “My credit isn’t good enough.” 
• “I don’t have enough money to start.” 
• “I don’t know the right people.” 
• “It’s too risky.” 
• “Now’s not the right time.” 
• “I don’t have experience.” 
• “I’m not qualified.” 
• “I need to wait until I’m more ready.” 

Momentum Check-In: Circle or highlight the excuse that hits 
hardest from the list above. That’s your first mindset enemy. Name 
it. Then prepare to destroy it. 

Exercise: Identifying Limiting Beliefs Grab a pen and write this 
down. Write down three beliefs you’ve carried about money or real 
estate that are holding you back. Now challenge each one. Ask: 

• “Where did I learn this?” 
• “Is it really true?” 
• “Who benefits from me believing this?” 

Write down one reason why that belief might be wrong - or at least, 
incomplete. 

Because once you start to see those excuses for what they are, they 
lose their power. 
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Section 2: From “I Can’t Afford It” to “How 
Can I Fund It?” 

So now you’ve started calling out your excuses. That’s a powerful 
step - but now it’s time to replace them with something better. 

Let’s talk about the most common excuse of all: 

“I can’t afford it.” 

You’ve probably said it. You’ve probably believed it. And if we’re 
being real, it probably felt like a fact, not an excuse. 

But it’s not a fact. It’s a trained response. One that keeps you stuck. 

When most people see an opportunity - whether it’s a $100,000 
property or a $500 weekend seminar - their brain goes straight to “I 
can’t afford it.” 

End of conversation. 

But what if, instead of shutting down the idea, you asked a different 
question? 

What if, instead of “I can’t afford it,” you asked, “How can I fund 
it?” 

That single shift in language will open doors that were invisible 
before. 

“I can’t” slams the door. “How can I?” starts looking for keys. 

This is about developing a new reflex. A mindset of resourcefulness. 
Because you’re going to need it to build a real estate empire without 
using your own money. 
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Let me give you a real-world example: I once found a deal on a 
small duplex in a growing town. Purchase price was $72,000. I had 
no money in the bank. The old me would’ve walked away. But I’d 
started training myself to ask better questions. So instead of saying 
“I can’t afford it,” I said, “How can I fund this?” 

Instead of focusing on what you lack, you start focusing on what you 
can access: 

• Could you partner with someone? 
• Could you negotiate seller financing? 
• Could you bring sweat equity to the table instead of cash? 
• Could you offer value in exchange for capital? 

When you ask better questions, you find better answers. 

By simply asking the right question, I activated solutions. I ended up 
pitching the deal to a local investor who was looking for passive 
income. He funded it, I managed it, and we split the profits. Zero 
money out of my pocket. 

This mindset shift doesn’t just apply to real estate. It works in life. 

Can’t afford a course? Ask how you can barter your time. Can’t buy 
your kid that new bike? Ask how you can flip something to make the 
money. Can’t leave your 9-to-5? Ask how you can start stacking side 
income now. 

Resourcefulness is the real currency. 

Don’t wait until you “can afford it.” You don’t need more money. 
You need more imagination. 

Analogy Time: You don’t skip meals because you can’t afford to 
buy a restaurant, right? You find a way to eat. Real estate’s the 
same. Find a way to eat. 
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This section is about retraining your brain to stop stopping. 

Momentum Check-In: Write “How can I fund this?” on a sticky 
note and put it on your bathroom mirror. Look at it every morning. 
That question is your new default setting. 

Exercise: Flip the Script Think of something you’ve wanted for a 
long time - a course, a trip, a property - but you always told yourself 
you couldn’t afford it. 

Now write it down. 

Then rewrite that belief by asking: “How can I fund this?” 

Brainstorm at least three possible answers - even if they feel like a 
stretch. 

Example: 

• Sell something you own 
• Find someone to partner with 
• Offer your skills in exchange 

This exercise is about training your brain to search for possibilities 
instead of roadblocks. 

In the next section, we’ll start applying this mindset to real deals - 
and I’ll show you exactly how to start structuring your first no-
money real estate deal. 

Section 3: Structuring No-Money Deals 

Now let’s get tactical. You’ve challenged the limiting beliefs. 
You’ve started asking better questions. So what’s next? 

It’s time to build. 
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This section is all about how to actually structure real estate deals 
without using your own money. This isn’t theory - it’s exactly how 
I built a multi-million-dollar portfolio starting from zero. No credit. 
No savings. Just hustle, vision, and the willingness to create win-win 
partnerships. 

Here’s the hard truth most people don’t want to admit: 

The money is out there - you just need to bring the deal. 

If you’ve got a solid deal and the right mindset, there are people who 
will line up to fund it. Your job is to structure the deal in a way that 
makes sense for everyone involved. 

Here are four real strategies I’ve used over and over again to get 
deals done without using my own cash: 

 

1. Seller Financing: This is where the seller becomes the bank. 

Instead of you going to a lender for a mortgage, the seller agrees to 
“carry the note” and lets you make monthly payments directly to 
them. Often, there’s no credit check, no bank underwriting, and no 
massive down payment. 

Why would a seller agree to this? 

• They want passive income 
• They don’t want a big tax hit from a lump-sum sale 
• The property might not qualify for traditional financing 
• They just want a simple, fast transaction 

Real Example: I once bought a property where the seller wanted 
$100K, but the home needed work and wasn’t bank-financeable. I 
offered full price if he carried the note at 5% interest. He agreed to 
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$5,000 down (which I borrowed from a friend) and I made payments 
directly to him for 5 years. That deal cash flowed from day one. 

 

2. Private Money This is when you borrow money from an 
individual - not a bank or institution. It could be a friend, a local 
investor, or someone in your extended network who wants to put 
their money to work. 

These deals are based on trust + math: 

• Trust that you’ll do what you say you’ll do 
• Math that shows how the deal will produce a return 

You must know your numbers. Don’t approach someone with “I 
need $100K” and no plan. Come prepared with comps, renovation 
budgets, timelines, exit strategies, and projected returns. 

[Pro Tip]: Offer them a strong rate of return - often 8% to 12% 
interest, or even equity in the deal. Show them it’s safer and more 
lucrative than their money sitting in a savings account. 

 

3. Hard Money Loans These are short-term, high-interest 
loans from professional lenders. These lenders care more about the 
deal than your credit. If the numbers make sense, they’ll lend - even 
if your financials don’t look great on paper. 

Yes, the rates are high (often 10–15%), but these loans are quick 
and flexible. They’re perfect for flips or BRRRRs (Buy, Rehab, 
Rent, Refinance, Repeat). 

Just make sure: 

• You build the higher interest cost into your deal 
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• You have a clear exit strategy (flip, refinance, etc.) 

Warning: Hard money is not for long-term holds. Use it like jet fuel 
- fast, powerful, and with a destination in mind. 

 

4. Partnerships This is where you team up with someone who 
brings the money, while you bring the deal, the hustle, the 
management, and the execution. 

This is how I did many of my early deals. I’d find the deal, negotiate 
it, handle the contractors, do the leasing - and my partner would fund 
the purchase and the rehab. We’d split the profits 50/50. 

Why would someone want to partner with you? 

• They want passive income but don’t have time or knowledge 
• They trust your work ethic and vision 
• You’re solving a problem for them while building wealth for 

both of you 

[Pro Tip]: Always create clear partnership agreements that outline: 

• Who’s doing what 
• How profits are split 
• What happens if someone backs out 

The more clarity up front, the smoother the ride. 

 

Mindset Shift: Stop thinking, “I don’t have money.” Start thinking, 
“Who does - and how can I make it worth their while to invest it 
with me?” 
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This is how wealth is built - with relationships, trust, vision, and 
execution. 

Exercise: Build Your First No-Money Deal Framework Imagine 
you’ve found a 4-unit property for $180,000. It needs $20,000 in 
repairs and could rent for $3,200/month once stabilized. 

Write down ONE way you could structure this deal without using 
your own money. 

• What strategy would you use? (Seller finance? Private 
money? Partner?) 

• Who would you approach? 
• What’s the win-win for them? 

Now list the first step you would take TODAY to move toward that 
deal. 

You don’t need all the answers yet. You just need to start thinking 
like an investor. 

In the next section, we’ll talk about why banks aren’t your best 
starting point - and how to navigate around the traditional financing 
system that’s been gatekeeping wealth from people like you for far 
too long. 

Section 4: Why Traditional Financing Isn’t 
Your Starting Point 

Let’s be real - traditional financing can be a great tool. But it 
shouldn’t be your starting tool. 

Here’s why: banks are built for people who already have money. 
They want to see credit scores, income history, W-2s, tax returns, 
reserves, and a bunch of paperwork that, frankly, most beginners 
don’t have in place yet. 
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That doesn’t mean you’re unqualified. It means you’re new - and 
banks don’t reward new. 

The Bank Trap Most people start here: They find a property, 
then run straight to a lender hoping for approval. They’re told they 
need 20% down, plus closing costs, plus reserves. If they even get 
approved. 

So, the dream dies. Not because the deal wasn’t good. But because 
they tried to play by rules that weren’t designed for them. 

Here’s the truth: Banks are built for the second phase. Not the 
first. 

Use OPM strategies first to build equity, experience, and 
momentum. THEN go to the bank. 

Once you’ve done a few deals - built a track record, created cash 
flow, and built relationships - you become bankable. And that’s 
when traditional financing becomes a tool you can actually leverage. 

Why OPM Comes First: 

• Faster approvals (or none needed) 
• No red tape 
• Based on the deal, not your personal finances 
• Flexible structures 
• Relationship-based instead of score-based 

When I started, my credit was trashed. No bank would touch me. If 
I’d waited until I was “qualified,” I’d still be waiting. 

But I didn’t wait. I found deals. I got creative. I built relationships. I 
made money. And eventually, the banks came knocking. 

Real Example: On one of my first big multi-family deals, I used 
seller financing and private money to close it. No bank involved. But 
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after stabilizing it and showing 12 months of rental income, I 
refinanced with a commercial lender - took out equity, paid off the 
original investors, and used the cash to fund the next deal. 

That’s how you use banks - once the foundation is built. 

So, what do you do instead of going to a bank right now? You go 
OPM. You negotiate creative terms. You partner with people who 
see your hustle. You build equity in real time, not someday. 

Exercise: Traditional Financing vs. OPM Imagine you want to 
buy a duplex listed for $225,000. 

Scenario 1 – Traditional Financing: 

• What are the barriers? (Think down payment, paperwork, 
credit, approval time.) 

Scenario 2 – OPM: 

• What are three ways you could fund this using OPM 
strategies? 

• What type of person might fund it? 
• What would make it worth it for them? 

Now compare: Which path gives you the better shot at actually 
getting the deal done? 

 

Mindset Shift: Stop trying to prove yourself to a system that’s not 
built for you. Build your own path. 

Banks are a tool - not a gatekeeper. You don’t need them to start. 
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In the next section, we’ll put everything together and set you up for 
what’s next: turning these insights into action - and building real 
momentum. 

Section 5: From Limitation to Limitless 
Potential 

You’ve made it through the first chapter - and that’s not nothing. 
You’ve challenged beliefs, faced excuses head-on, and opened 
yourself up to a whole new way of thinking about wealth. This 
chapter was never about theory. It was about tearing down the 
mental walls that have kept you out of the game. 

Because here’s the truth: 

You don’t need to be rich to build wealth. You don’t need approval 
from a bank to get started. You don’t need a mentor to give you 
permission. 

What you need is a mindset built on action, vision, and courage. 

That’s the No-Money Mindset. And now you’ve got it. 

You’ve seen how excuses are just fear wearing a mask. You’ve 
started replacing “I can’t afford it” with “How can I fund it?” 
You’ve learned how to structure real deals with zero of your own 
money. And you understand why trying to play by traditional rules 
isn’t the move - not when you’ve got better, faster and smarter 
options. 

This chapter laid the foundation. But the building starts now. 

Here’s what’s next: We’re going to dive into the power of OPM - 
Other People’s Money. I’m going to show you exactly how to find 
it, secure it, and use it to create real wealth. You’ll learn how to talk 
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to private lenders, structure partnerships, and leverage money that’s 
just sitting out there waiting for someone with vision. 

And that someone is you. 

You don’t need a ton of cash. You don’t need a degree. You just 
need grit, strategy, and belief. The belief that your current situation 
isn’t permanent - and that financial freedom isn’t just for “other 
people.” 

It’s for you. 

I didn’t write this chapter to motivate you. I wrote it to wake you 
up. Now that you’re awake, the real game is about to begin. 

Now let’s go get that money. 
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Chapter 2: The Power of OPM 
 

Turning Resourcefulness Into Leverage 

 

Introduction: Transformation 

This chapter is about transformation  -  not through money, but 
through resourcefulness. When you don’t have cash, your creativity 
becomes your capital. You’ll learn how to recognize opportunity 
where others see dead ends, and how to start controlling assets 
without writing big checks. 

You’ve got the mindset now. You’ve challenged your limits. You’ve 
taken the blinders off. So, let’s talk about the most powerful tool in 
your wealth-building arsenal: 

Other People’s Money - OPM. 

This chapter will show you how to use it, why it works, and how you 
can start tapping into it - even if you’ve got no experience, no credit, 
and no cash. OPM isn’t some rich guy trick. It’s not a loophole. It’s 
a strategy. And if you play it right, it will completely change your 
financial future. 

I’ll never forget my first OPM deal. It wasn’t glamorous. It was a 
beat-up little duplex that smelled like mildew and regret. But I didn’t 
spend a dime of my own money - and that changed everything. That 
deal proved to me that I didn’t need to “get ready” or “get rich” 
before getting started. I just needed to get resourceful. 

And once you get one OPM deal done, the confidence kicks in. You 
start seeing money everywhere. Not because it magically appears - 
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but because you finally know how to recognize it, attract it, and put 
it to work. 

This chapter is going to show you exactly how to do that. 

Here’s the breakdown: 

1. What is OPM and why it works 
2. Types of OPM you can start using today 
3. How to structure powerful OPM deals 
4. How to protect yourself and your investors from risk 

Let’s go. 

 

Section 1: What Is OPM and Why Does It 
Work? 

OPM stands for Other People’s Money. 

It’s exactly what it sounds like - using other people’s capital to fund 
your real estate deals, build your portfolio, and generate wealth. This 
could be private lenders, business partners, even the seller 
themselves. And here’s the kicker: 

OPM doesn’t mean begging. It means creating 
win-win situations. 

You’re not asking for a favor. You’re offering an opportunity. Most 
people with money don’t know how to make it work for them. 
That’s where you come in. You create the deal, structure it, manage 
it - and they get a return. 

Here’s why it works: 



www.NoMoneyMillionaire.com 18  
 

• It multiplies your capacity. You’re no longer limited by 
your own bank account. That means bigger deals, faster 
growth, and exponential scaling. 

• It reduces your risk. You’re not tying up your own capital, 
so you can focus on the deal and its performance. 

• It builds credibility. Each successful OPM deal is proof that 
you’re the kind of person who can make money work. 

Let me show you a simple example: 

Deal Snapshot: 

• Purchase Price: $60,000 
• Rehab: $15,000 
• Total Investment: $75,000 
• ARV (After Repair Value): $120,000 
• Profit: $45,000 

If you tried to fund this yourself, you might not have the cash. But 
with OPM, you can complete the deal, split the profit with your 
lender, and walk away with $20K+ - all without using your own 
money. 

And here’s the best part: That’s not hypothetical. That’s what I’ve 
done. 

In Chapter 8, I’ll walk you through one of my early OPM deals 
where I almost gave up - until I realized I didn’t need to have the 
money, I just needed to find it. 

You don’t need to be rich to build wealth. You just need to stop 
believing that only rich people can do it. 

Exercise: Rewriting Your Relationship with Capital List three 
big financial goals you’ve been putting off - starting a business, 
buying a property, launching a product, etc. 
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Next to each one, write: 

• “I need $____ to do this.” 
• Then below that: “Who already has that money - and how 

can I help them grow it?” 

This is the shift. Stop focusing on what you lack. Start focusing on 
what’s out there - and how to connect your hustle with their capital. 

In the next section, I’ll break down the different types of OPM so 
you can start finding it today. 

Section 2: Types of OPM 

Now that you understand the power of OPM, let’s break down the 
actual types you can start using - today. 

Each of these has different benefits, risk levels, and use cases. Some 
are great for flips. Some are ideal for buy-and-hold. Some are 
perfect when you’ve got nothing but hustle and vision. 

Let’s dive in. 

 

1. Private Money 

Private money comes from regular people - not banks. These are 
individuals who want a better return on their cash than a savings 
account or stock market can give them. And they don’t want to do 
the heavy lifting. That’s where you come in. 

These folks are often: 

• Small business owners 
• Retired professionals 
• Friends, family, or people in your network 
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• Other investors who want to be passive 

They’ve got the money. You’ve got the hustle. You bring the deal. 
They fund it. You both win. 

What they want: 

• A secure place to park their money 
• A solid return (typically 8%–12%) 
• Confidence that you’ll deliver 

How to attract them: 

• Be clear, confident, and organized 
• Present detailed numbers and exit strategies 
• Build trust through follow-up and professionalism 

I’ve had private lenders fund $30K rehabs and $400K acquisitions. 
The key is building real relationships. If you show them consistent 
returns, they’ll be your go-to source of capital for years. 

 

2. Hard Money 

Hard money lenders are professional lenders who focus on asset-
based loans. That means they care more about the deal than your 
credit score. 

These loans are fast - but expensive. Rates can run 10%–15% 
interest with points up front. But in the right deal, speed is worth the 
cost. 

When to use hard money: 

• You need to close fast 
• You’re doing a flip or BRRRR 
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• You’ve got a clear exit strategy 

How it works: 

• They loan you 70%–80% of ARV 
• You bring the rest (or raise it through another source) 
• You pay back the loan when you sell or refinance 

[Pro tip]: Build the loan costs into your numbers. Always. 

Hard money helped me secure deals that traditional lenders never 
would’ve touched. It’s not cheap money - but it’s fast, and 
sometimes speed wins deals. 

 

3. Seller Financing 

This is one of my favorites - and it’s wildly underused. 

In seller financing, the seller acts as the bank. They “carry the 
note,” and you make monthly payments to them. This works best 
when the seller owns the property free and clear. 

Why sellers love this: 

• They get monthly income 
• They defer capital gains taxes 
• It’s a simple sale without agents, lenders, or headaches 

Why YOU love this: 

• No credit check 
• No big down payment required 
• Flexible terms and interest rates 
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I once bought a fourplex where the seller financed 90% of the deal. I 
offered full asking price in exchange for low monthly payments. 
They loved the steady income. I loved getting control of the asset. 

Negotiation tip: Ask what the seller wants, then show how seller 
financing gets them there faster, easier, and with more control. 

 

4. Partnerships 

Partnerships are one of the most powerful forms of OPM - because 
they combine resources, skills, and strengths. 

In a partnership, you team up with someone who brings the money, 
while you bring: 

• The deal 
• The management 
• The hustle 
• The knowledge (or willingness to learn) 

Structuring partnerships: 

• Split profits 50/50 (common, but not required) 
• Define who does what 
• Put it in writing - ALWAYS 

I’ve done deals where I kept 80% of the equity with zero dollars 
invested - because I found the deal, oversaw the rehab, and managed 
the property. That’s the value you bring. 

Warning: Choose partners wisely. Vet them like you’d vet a tenant. 
Look at their track record, reputation, and temperament. And set 
expectations up front. 
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Bonus OPM Types: 

• Business Lines of Credit – These can be used creatively, 
especially if you already have an LLC with revenue. 

• HELOCs (Home Equity Lines of Credit) – If someone has 
equity in their home, they can pull it out and lend it to you 
for a return. 

• Retirement Accounts (Self-Directed IRAs) – Many 
investors don’t know they can lend money from their 
retirement accounts. If structured right, this is a powerful 
OPM source. 

You don’t need all of these today. Start with one. Master it. Then 
add more. 

Exercise: Choose Your OPM Weapon Pick one of the OPM types 
above. 

Now write: 

• Why it fits your current situation 
• Who in your network could be a good fit for it 
• What kind of deal you’d present 

This is about taking action. The money is out there. Now you know 
where to start looking. 

In the next section, we’ll break down exactly how to structure OPM 
deals - so that everyone wins, and you get the deal across the finish 
line. 

Section 3: Structuring Powerful OPM Deals 

You’ve got the OPM sources. Now let’s talk about how to actually 
structure these deals so people say yes. 
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This isn’t about begging for money - it’s about presenting a win-win 
that’s too good to pass up. 

I’m going to walk you through the step-by-step process of 
structuring a solid OPM deal - from identifying the opportunity to 
getting the paperwork right. You’ll see real examples, mistakes I 
made, and how to make your offers stand out. 

Let’s build. 

 

Step 1: Find a Solid Deal 

It all starts here. If the deal sucks, no amount of charm, hustle, or 
spreadsheets will make it work. 

A solid deal has: 

• Positive cash flow 
• Built-in equity 
• A clear path to profit 
• Realistic timelines and exit strategies 

Whether it’s a flip, a BRRRR, or a buy-and-hold, you need to know: 

• Purchase price 
• Repair budget 
• ARV (After Repair Value) 
• Expected rent or sale price 
• Holding costs and closing costs 

When you know these numbers, you control the conversation. 

 

Step 2: Choose the Right OPM Strategy 
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Ask yourself: What does this deal need? 

• Is speed the priority? Use hard money. 
• Is this a long-term rental? Seller finance or private money. 
• Is the property distressed and needs hands-on work? Maybe a 

partnership. 

Fit the OPM to the deal, not the other way around. 

[Pro tip]: You can also combine OPM types. I’ve done deals where 
I used private money for the down payment and hard money for the 
purchase. Get creative. 

 

Step 3: Present the Deal 

This is where most people fumble. 

Your investor or partner isn’t just buying into the deal - they’re 
buying into you. 

Here’s what your pitch should include: 

• A one-page summary of the deal 
• Purchase price, rehab costs, ARV, profit 
• Timeline 
• Their return (interest or equity share) 
• Exit strategy (sell, refinance, rent) 
• Why YOU are the right person to lead it 

You don’t need a fancy slideshow. Just a clear, confident 
explanation and organized numbers. 

Remember: This is not about convincing - it’s about presenting 
opportunity. 
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Step 4: Put It in Writing 

Whether it’s a loan agreement, a joint venture, or a seller finance 
note - get it in writing. 

Your paperwork should include: 

• Roles and responsibilities 
• Profit split or repayment terms 
• Timeline and milestones 
• What happens if things go wrong (always include this) 

Consult an attorney if needed. This is your blueprint for the 
partnership - and your safety net. 

Don’t skip this. 

 

Step 5: Communicate and Execute 

Once the deal is live, communication is key. 

• Send weekly or biweekly updates 
• Share photos of renovations 
• Break down expenses 
• Keep your word (or communicate if something changes) 

The more confidence you build, the easier your next deal will be to 
fund. Good communication = repeat investors. 

 

Real Deal Example: I once pitched a six-unit property in a college 
town. Purchase was $240K. Rehab was $60K. ARV was $420K. I 
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brought the deal and the contractor; my private lender brought 
$300K. 

We agreed to a 50/50 profit split. I managed everything. He got paid 
out in less than 12 months with his capital plus 20% return. I kept 
the remaining equity and used it to get into my next deal. 

That deal wasn’t special. It was structured smart. 

 

Exercise: Build Your First OPM Deal Framework Imagine you 
found a 3-unit property for $175,000. It needs $45,000 in work and 
will be worth $275,000 after rehab. 

Write down: 

• Your total capital needed 
• What OPM strategy you’d use 
• Who you’d approach and why 
• What their return would be 
• How you’d structure the agreement 

This is how you turn vision into a real offer. 

Next up - we talk risk. Because knowing how to protect yourself and 
your investors is just as important as finding the money. 

Section 4: Managing Risk with OPM 

Let’s talk about the side of the game most people avoid: risk. 

When you’re using Other People’s Money, managing risk isn’t just 
about protecting yourself - it’s about protecting your investors, your 
reputation, and your future deals. 

Don’t be scared of risk. Be smart about it. 
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Here’s the truth: Every deal has risk. What separates the amateurs 
from the pros is how you prepare for it. 

This section is all about showing you how to anticipate problems, 
create buffers, and build confidence - not just in yourself, but in the 
people trusting you with their money. 

 

1. Choose the Right People 

This is your first line of defense. Whether it’s a private lender, a 
contractor, or a business partner - who you work with matters. 

Vet them. Every time. 

• Check their track record 
• Ask for references 
• Google their name 
• Look for red flags: vague answers, pushy timelines, 

overpromising returns 

You’re building a business. Don’t rush into relationships just 
because you’re excited to get a deal done. 

 

2. Use Strong Agreements 

Handshake deals are for friendship bets. Real deals require real 
paperwork. 

Put everything in writing: 

• Roles and responsibilities 
• Profit splits or repayment terms 
• Deadlines and exit strategies 
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• What happens if someone defaults 

Have a legal template. Use a real estate attorney when needed. This 
isn’t about being paranoid - it’s about being professional. 

Clarity prevents conflict. 

 

3. Build in Buffers 

This one’s huge. Too many people lose deals because they only 
budget for best-case scenarios. 

Don’t do that. Plan for the roof to leak. Plan for the furnace to fail. 
Plan for the city inspector to delay your project. 

Build in: 

• Repair buffers (10–15% above your estimate) 
• Timeline buffers (add 2–4 weeks) 
• Holding cost buffers (vacancy, delays, etc.) 

If the deal still makes sense with buffers.  You’ve got a winner. 

 

4. Communicate Like a Pro 

If things go sideways - and at some point, they will - own it early. 

Don’t hide. Don’t make excuses. 

Pick up the phone and say: “Here’s what’s happening, here’s why, 
and here’s what I’m doing to fix it.” 

That one call can save a relationship - and your credibility. 
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Your investors don’t expect perfection. They expect leadership. 

 

5. Know the Worst-Case Scenario 

Before you go into any deal, ask yourself: 

• What’s the worst-case outcome here? 
• Can I live with that? 
• What would I do if it happened? 

Knowing your downside gives you power. It keeps you from over-
leveraging, over-promising, or over-trusting. 

If the worst-case scenario would bankrupt you? Walk away. 

 

Real-World Example: Early in my investing career, I made the 
mistake of doing a handshake seller-finance deal. No contract. Just 
trust. 

It was smooth - until the seller decided he wanted out halfway 
through. With no agreement in place, I had no leverage. I lost 
control of the property and had to walk away from a rehab 
midstream. 

That one mistake cost me months of time and thousands in labor and 
materials. 

Lesson learned: No paperwork, no deal. 

 

Exercise: Risk Audit Checklist Pick one of your hypothetical or 
real deals. Go through this checklist: 
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• Have you vetted every major player involved? 
• Is your agreement in writing, signed, and clear? 
• Did you add repair, timeline, and holding buffers? 
• Have you discussed the worst-case scenario with your 

investor? 
• Do you have an exit strategy - and a backup? 

Write down any areas where you’re vulnerable. Then fix them. 

 

The better you get at managing risk, the faster you’ll scale. Why? 
Because people will trust you. 

You don’t need to be perfect. You just need to be prepared. 

Next up - let’s talk about what it means to scale with OPM. Because 
once you get your first deal under your belt, the next step is building 
momentum - and turning one deal into a portfolio. 

Section 5: Scaling with OPM 

You did your first deal. Or maybe you’re about to. Either way - you 
cracked the code. You made money using someone else’s capital. 
Now the question is: how far can you take it? 

This section is about building momentum. Not just doing deals, but 
building a machine. Turning relationships into repeat capital. 
Turning success into strategy. Turning confidence into scale. 

Let’s talk about what it really means to scale with OPM - without 
losing your grip, your integrity, or your sanity. 

 

1. Turn One Win Into a Network 



www.NoMoneyMillionaire.com 32  
 

You don’t need 50 investors. You need 1 investor who tells 3 more. 

Every successful deal is a live billboard for your next one. But only 
if you treat it that way. 

Here’s how you multiply trust: 

• Overcommunicate. Text updates, videos, progress photos. 
• Celebrate small wins. Share them with your lender or 

partner. 
• Ask for introductions. Happy investors love to talk about 

their wins - give them permission. 

Most of my early investors came from referrals. People trust results 
more than they trust resumes. 

 

2. Build Scalable Systems (Not Just Hustle) 

You can’t scale chaos. And you can't hustle your way through every 
step forever. 

If you want to grow fast, you need systems: 

• Lead generation that’s consistent (agents, cold outreach, 
direct mail) 

• Templates for pitches and proposals 
• An underwriting checklist that ensures every deal meets your 

criteria 
• An onboarding process for new partners or lenders 
• Weekly reporting templates for investors 

You’re not just doing real estate. You’re building a business. 

Document it. Refine it. Delegate it. 
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3. Stack Deals Like a Portfolio Builder 

Don’t just jump at every shiny opportunity. Build intentionally. 

Balance three goals: 

• Cash Flow (for freedom) 
• Equity (for wealth) 
• Liquidity (for flexibility) 

Some deals you flip. Some you BRRRR. Some you hold long-term. 
Some you use to generate cash. Others you use to build long-term 
legacy. 

Every deal should serve a purpose. 

 

4. Scale Your Skill Before You Scale Your Size 

It’s tempting to chase bigger deals right away. A 10-unit sounds 
better than another duplex. 

But don’t confuse size with mastery. 

Instead, get better at: 

• Negotiating seller financing 
• Raising capital with ease 
• Managing timelines and budgets 
• Systematizing due diligence 
• Leading small teams and GCs 

Master small deals. Then magnify. 
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This isn’t about speed - it’s about stacking skill that compounds. 

 

5. Protect the Brand You’re Building 

Your name is your currency. 

When you use OPM, you’re not just borrowing money - you’re 
borrowing trust. And that trust has compound interest, too. 

Protect it like it’s everything. Because it is. 

• Don’t overpromise. 
• Don’t cut corners. 
• Don’t disappear when something goes sideways. 

Your goal? To be the person people want to fund - because they’ve 
heard about how you operate before they’ve even met you. 

That’s real power. 

 

Real Momentum Looks Like This: 

My first deal was small - seller financing on a rough duplex. Then I 
used the cash flow and experience to pitch a private lender for the 
next one. 

I documented the entire project - before and after photos, rent rolls, 
cash flow projections - and used that to raise money for a fourplex. 
Then a 10-unit. Then a 20-unit. 

Each deal stacked equity. Each partner brought new contacts. Each 
lender opened new doors. 
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No bank loans. No trust fund. Just deals, relationships, execution. 

That’s the power of scaling with OPM. 

 

Exercise: Your 12-Month Scaling Plan 

Let’s map it out. Over the next year: 

1. How many deals will you complete? 
2. What kinds of properties? (flips, duplexes, small multis, 

BRRRRs) 
3. What’s your capital strategy for each? (seller finance, 

private money, partnerships) 
4. Who are your top 3 potential new lenders? 
5. What systems need to be built or improved to support 

this growth? 
6. What’s your monthly time commitment to investor 

outreach and relationship-building? 

Write this down. Revisit it monthly. Track your real growth against 
it. 

This isn’t a dream anymore. It’s a framework. 

One deal doesn’t change your life. 

But the momentum from that deal? The relationships, the 
confidence, the repeatability? 

That’s how you build freedom. 
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Chapter 3: Finding the Right Deals 
 
Creating Opportunity from Thin Air 

 

Introduction: Real estate isn’t about finding 
perfect properties  

Real Estate is about creating opportunity from imperfect situations. 
In this chapter, we’ll break down how to reposition deals others 
overlook, restructure terms to your advantage, and build momentum 
even when the odds say you shouldn’t be able to play. 

Section 1: What Makes a Deal Profitable 

Let’s set the record straight: not all properties are investments, and 
not all investments are profitable. If you want to build a portfolio 
using none of your own money, you need to know exactly what 
makes a deal worth chasing - and what makes it a time bomb waiting 
to blow up your momentum. 

A profitable deal isn’t about emotions or aesthetics. It’s about the 
numbers. It’s about the structure. And it’s about the upside you can 
create, not just what’s already there. 

Here are the core traits I look for in every deal: 

🔑 Positive Cash Flow – This is rule number one. The deal must 
pay you every month after all expenses: mortgage, taxes, insurance, 
maintenance, reserves, and management. If you’re feeding the deal, 
it’s not an asset - it’s a liability. 
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🔑 Value-Add Potential – I love properties that have room for 
improvement. Can I upgrade the units and raise rent? Can I cut 
bloated expenses? Can I add a washer/dryer hookup and charge 
more? These are value-add moves, and they can dramatically 
increase equity and cash flow. 

🔑 Built-In Equity or Upside – Equity is where real wealth is 
built. If I can buy a property at a discount - either because the seller 
is motivated or because the condition is rough - I’m walking into a 
deal with built-in equity. That equity gives me leverage, options, and 
safety. 

🔑 Leverage Through OPM – I always ask: can this deal be 
done without using any of my own money? If the numbers work and 
I can structure the financing creatively - seller finance, private 
money, partnerships - then the upside is multiplied. 

If a deal checks at least two of these boxes, it’s on my radar. If it 
checks three or four, I move fast. 

Let me give you a real example: 

I found a rundown fourplex in a C-class neighborhood. Rents were 
way under market, the property needed about $25K in rehab, and the 
owner was exhausted from managing it himself. He agreed to seller 
financing with $5K down - but I borrowed the $5K from a private 
lender who liked the deal. I raised rents by $400 per unit over time 
and refinanced the property after 14 months. The new appraisal 
came in $100K higher. That one deal gave me $1,200/month cash 
flow, $100K in new equity, and none of my own money was used. 
That’s the kind of opportunity you’re hunting for. 

So how do you train your eyes to spot these? 

Start by running every deal through these questions: 
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1. Will this put money in my pocket each month? 
2. Can I raise rents or add value to increase income? 
3. Am I buying it below market or with flexible terms? 
4. Can I creatively structure the deal with none of my own 

capital? 

If you can say yes to even two of those, dig deeper. If you can say 
yes to three or four - you may be staring at your next winning deal. 

Coming up next: where to actually find deals like these - because 
most of the good ones don’t show up with a FOR SALE sign in the 
yard. 

Section 2: Where to Find the Best Deals 

Here’s the harsh truth: the best deals are rarely sitting on Zillow or 
Redfin waiting for you to click “contact agent.” Those are retail 
deals. Anyone can find those - and if everyone can find them, 
they’re probably not great deals. 

If you want to find undervalued opportunities - where you can 
structure creative financing, use OPM, and walk into equity - you’ve 
got to go deeper. You’ve got to go where others aren’t looking. 

Here are my top 5 places to find high-potential deals: 

1. Off-Market Sellers (Direct-to-Seller): This is the 
goldmine. Properties that aren’t listed with an agent. Owners who 
may be motivated but haven’t yet taken action. 

Look for: 

• Vacant or boarded-up houses 
• Homes with tall grass, overflowing mailboxes, broken 

windows 
• Properties with absentee owners (check county records for 

tax mailing addresses that don’t match the property address) 
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Use these methods: 

• Drive for dollars: cruise neighborhoods and make a list of 
distressed properties. 

• Direct mail: send simple letters or postcards to absentee 
owners or tax delinquent lists. 

• Cold calling: look up the owner’s number and make the call. 
It’s awkward at first - then it’s profitable. 

• Find and join real estate communities on platforms like 
Facebook. 

These leads are high-effort - but high reward. 

2. Wholesalers: Wholesalers are people who find distressed or 
undervalued properties and assign the contracts to investors. 

Yes, they mark up the price. But if the deal still makes sense with 
your numbers, who cares? 

Vet them. Ask questions. Get on their buyers’ lists. Be ready to 
move fast when they bring you something good. 

3. Investor-Friendly Agents: Not every agent is cut out for 
investor deals. You want the ones who understand: 

• BRRRR strategy 
• Seller finance 
• Short sales and bank-owned properties 
• What a cap rate even is 

Let them know exactly what you’re looking for. Set up MLS alerts 
for keywords like “investor,” “handyman special,” “needs TLC,” 
“seller motivated,” “as-is.” 

A great agent is a long-term ally. 
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4. Online Treasure Hunting: Don’t sleep on Facebook 
Marketplace, Craigslist, or even local forums. I’ve picked up 
amazing deals from posts that looked like scams but turned out to be 
legit tired landlords. 

[Pro tip]: Post your own ad. “Cash buyer looking for off-market 
rentals or fixer-uppers. Quick close.” You’ll be surprised who 
reaches out. 

5. Public Records and Government Lists: This is next-
level. 

• Tax delinquent lists 
• Probate cases 
• Pre-foreclosures 
• Code violations 

These lists are available through county offices, city websites, or list 
brokers. Target these sellers with mail, calls, or door knocks. 
They’re often highly motivated and willing to talk terms. 

 

Exercise: Choose Your Top 3 Lead Sources 

Pick three of the strategies above. Now outline: 

1. How you’ll get your leads (driving, data, lists, networking, 
etc.) 

2. What your weekly action goal is (ex: 50 calls, 20 mailers, 2 
meetings) 

3. How you’ll track your results (spreadsheet, CRM, 
whiteboard) 

Consistency > Complexity. You don’t need 10 lead sources. You 
need 2–3 that you go all-in on. 
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You’re not waiting for deals. You’re going out and getting them. 

In the next section, I’ll teach you how to analyze deals quickly and 
confidently - because speed and accuracy will set you apart from the 
pack. 

Section 3: How to Analyze a Deal Fast 

You’ve got a potential deal in front of you - now what? Most people 
freeze here. They overanalyze, second-guess, or get lost in 
spreadsheets. You don’t have time for that. 

When you’re working with OPM, speed and confidence 
matter. You need to know how to separate a winner from a waste of 
time in 5 minutes or less. 

Here’s how I do it. 

Step 1: Run the 1% Rule (for rentals) The 1% Rule is a 
quick filter: 

• If the property rents for at least 1% of the purchase price, dig 
deeper. 

Example: $150,000 property × 1% = $1,500/month rent 

• If it rents for less than that, it might not cash flow. 
• If it rents for more, you may be looking at a strong deal. 

Step 2: Estimate Cash Flow Quickly Here’s a simple 
formula: 

Monthly Rent − (Mortgage + Taxes + Insurance + Vacancy + 
Maintenance) = Estimated Monthly Cash Flow 

Assume: 
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• 5–10% for vacancy 
• 5–10% for maintenance 
• Add your mortgage P&I based on current rates 

If the result is negative, move on. If it’s solid, take a closer look. 

Step 3: Use the 70% Rule (for flips or BRRRRs) The 
70% Rule protects your margins: 

Max Purchase Price = (ARV × 70%) − Repairs 

Example: 

• ARV: $300,000 
• Repairs: $40,000 
• 300K × 0.7 = 210K 
• 210K − 40K = $170K max offer 

This ensures you leave room for profit, mistakes, and holding costs. 

Red Flags to Watch For: 

• Negative or razor-thin cash flow 
• High crime areas with rental uncertainty 
• Flood zones (expensive insurance) 
• Deferred maintenance hidden by cosmetic upgrades 
• Overestimated ARV with no comps to back it up 

Green Flags to Move On: 

• Strong rent-to-price ratio 
• Motivated seller open to terms 
• Clean value-add opportunity (paint, flooring, rents below 

market) 
• Owner financing or favorable seller terms 
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Exercise: Practice Analyzing 3 Deals This Week 

Use the 1% Rule + Cash Flow Formula or 70% Rule. Create a 
simple worksheet with: 

• Purchase price 
• Rent or ARV 
• Estimated expenses 
• Repair costs 
• Your max offer 
• Cash flow estimate 

Track your analysis. Don’t just run the numbers - make the call or 
write the offer. 

In the next section, we’ll talk about how to take a deal from potential 
to locked in - negotiating like a pro and using the terms we’ve talked 
about to structure win-win agreements using OPM. 

Section 4: Negotiating and Locking Up the Deal 

You’ve found a property. The numbers work. You’ve verified the 
potential. Now it’s time to close the gap between interest and 
ownership. 

This is where most beginners choke. They hesitate to make the offer. 
They don’t know what to say. They get intimidated by the process. 
But let me tell you: negotiating and locking up deals is a skill - and 
it’s learnable. 

The secret isn’t about being slick. It’s about being clear, confident, 
and credible. You’re solving a problem for the seller. You’re 
bringing a solution. So walk in with that energy. 

Here’s how to do it. 

Step 1: Understand the Seller’s Motivation 
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You’re not just buying a property - you’re solving a problem. Is the 
seller behind on taxes? Do they need to relocate? Are they burned 
out from being a landlord? 

Ask the right questions: 

• “Why are you looking to sell?” 
• “What’s your timeline?” 
• “What would an ideal outcome look like for you?” 

Their answers will tell you what levers to pull. 

Step 2: Build Rapport and Set the Tone 

This isn’t adversarial. It’s collaborative. You’re on their side. Be 
human. Be curious. Make them feel heard. A seller who likes and 
trusts you will be way more flexible. 

Step 3: Present Multiple Offers 

This is where you stand out. Most buyers come in with one number. 
You show up with options. 

Example: 

• Option 1: All Cash, Low Price – fast close, as-is 
• Option 2: Seller Finance, Higher Price – less cash up front, 

better terms 
• Option 3: Lease Option or Subject-To – creative structure 

Give them choices, and let them tell you which pain they want to 
avoid. 

Step 4: Put It in Writing - Fast 

Once the seller says yes - don’t wait. Get the agreement in writing 
immediately. Use a simple purchase agreement with clear terms: 
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• Purchase price 
• Deposit amount (can be $10–$100) 
• Closing timeline 
• Contingencies (inspection, financing, etc.) 

Speed is your advantage. Momentum closes deals. 

Step 5: Control the Deal, Not the Property 

Especially when using OPM, your goal is to control the deal with a 
signed agreement so you can then line up the funding. You don’t 
need to own it to control it. 

A signed contract = an asset. You can now raise capital, assign the 
deal, or partner up. 

Common Mistakes to Avoid: 

• Over-explaining. Say less, ask more. 
• Negotiating before you know their motivation. 
• Waiting too long to follow up. 
• Not getting agreements in writing. 

 

Exercise: Make a Practice Offer 

Pick a property - even a fake one - and draft a 3-option offer. 

1. Cash offer (below market, fast close) 
2. Seller finance offer (higher price, low down) 
3. Creative option (rent-to-own, subject-to, etc.) 

Write out what you’d say to the seller. Practice out loud. Role play 
with a friend or mirror. Confidence comes from repetition. 
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In the next chapter, we’re going to take everything you’ve learned so 
far - and walk through how to structure the deal step by step using 
OPM. This is where we put it all together and build real wealth. 
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Chapter 4: Structuring No-Money 
Deals 

 
How to Control Real Estate Without Capital 

 

Introduction: The Blueprint to Build Without 
Bankroll 

By now, you understand something most people never will: 

You don’t need money to get rich in real estate - you need strategy, 
confidence, and creativity. 

This chapter is your real-world, step-by-step guide to building no-
money-down deals from scratch. We’re not talking theory - we’re 
talking practical, gritty deal-making using Other People’s 
Money (OPM). We’re talking about walking into negotiations with 
no cash, no perfect credit, and still walking out with control of a 
cash-flowing asset. 

You don’t need money. You need the mindset to stop 
waiting for permission. 

I’ve used these exact strategies to acquire multifamily properties, 
flips, rentals - even a convenience store inside one of my buildings. 
And I started with nothing but determination, hustle, and the 
willingness to do what others wouldn’t. 

This chapter breaks it all down: 

• How to find motivated sellers who are ready to deal 
• How to pitch investors and raise capital 
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• How to structure deals that protect everyone and make you 
the glue 

• How to legally protect yourself and your partners 
• And how to map your exit from day one 

Ready to structure your first no-money deal? Let’s build it from the 
ground up. 

 

Section 1: The Five Pillars of Every No-Money 
Deal 

Here’s the truth: no-money deals aren’t magic - they’re mechanics. 
Every successful one has the same five core components: 

1. Identify Motivated Sellers 

No motivation = no deal. Your first job is to find people who need to 
sell - not just want to. 

Here’s what you’re looking for: 

• Vacant properties 
• Absentee owners 
• Inherited homes 
• Divorces 
• Landlords sick of tenants 
• People in foreclosure or behind on taxes 

Tactic: Drive for dollars. Walk or drive neighborhoods. Look for 
tall grass, boarded windows, mail piling up. Then skip trace the 
owner and call or send a personalized letter. 

💬 Quick story: I once found a duplex with tarps on the roof. Looked 
abandoned. I knocked. No answer. I pulled the county record, called 
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the owner. Turned out it was his late sister’s property. He was tired 
of paying taxes on it. I offered seller financing. He said yes on the 
first call. 

Mini-Assignment: Find one property in your neighborhood that 
looks vacant or distressed. Write down the address. Pull ownership 
records and make contact. 

o You’ll keep building on this property throughout the 
chapter, so choose one you could realistically see yourself 
doing a deal on - even if it’s rough. 

 

2. Secure Investor Funding 

You don’t need to have money - you need to know how to attract 
it. That starts with a rock-solid deal package. 

Your pitch should include: 

• Property snapshot: Price, condition, rent comps, potential 
• Rehab estimate: Get real quotes, don’t guess 
• Exit plan: Flip, refinance, hold and rent 
• Return for investor: Show their risk/reward clearly 

💬 Real example: I once pitched a $400K 4-plex needing $60K in 
rehab. My private investor wanted a short-term return. We structured 
12% interest-only for 12 months, with an option to refi and roll 
equity. He funded it in 48 hours. 

o Use the same property you identified earlier for this pitch. 
Even if your numbers are estimates, this helps you think 
through what an actual investor would need to hear. 
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Pitch Practice Prompt: Write a 2-minute pitch for a deal. Focus on 
clarity and confidence - not fluff. Record yourself if needed. Then 
ask: “Would you invest in this?” 

If your first pitch feels awkward - good. That means you're 
stretching. Most people never get past the talking stage. The fact that 
you’re practicing already puts you ahead of 90% of wannabe 
investors. 

You don’t need money - you need the courage to open your mouth 
and ask. 

 

3. Negotiate Favorable Terms 

Now it’s time to play the game. And negotiating is the game-
changer. 

Everything in real estate is negotiable. Price. Terms. Timing. Down 
payment. Even who pays closing costs. 

Tactics that work: 

• Find out what the seller really wants (often it’s not just 
money - it’s peace, speed, simplicity) 

• Anchor low. Start your offer below what you’d accept. 
• Ask for seller financing or delayed payments 
• If they say no, ask “What would make this work for you?” 

💬 Deal Drop: I once had a seller who wanted $90K for a triplex. I 
offered $70K with 0% seller financing over 7 years. He said no. I 
said, “What do you need monthly to be comfortable?” He said $450. 
I recalculated the offer. We landed at $78K, 0% interest, $450/mo. 
Done. 
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o Try using that same property again. What terms could 
make this deal work for both you and the seller - even with 
no cash up front? 

Exercise: Pick a recent listing and brainstorm 3 creative offers you 
could make that require little or no cash upfront. 

Even if none of them would actually get accepted, you're building 
the muscle most investors never train - creative thinking. Keep 
pushing that edge. Confidence comes from reps. 

 

4. Create Airtight Agreements 

This part right here? It’s what separates the amateurs from the pros. 

You don’t shake hands on $300K deals. You don’t “hope” people 
keep their word. You paper everything. 

Must-have clauses: 

• Capital contributions: Who’s putting in what 
• Profit splits: Fixed rate? Equity? Tiered? 
• Responsibilities: Who’s handling rehab, management, etc. 
• Disputes: Mediation > lawsuits 
• Exit plan: What happens at sale/refi/death/disaster? 
• Contingencies: Cost overruns, delays, damage, market shifts 

Always have an attorney review the agreement. Protect yourself. 
Protect your investor. Protect the deal. 

[Hard lesson]: I once did a verbal deal on a flip with a friend. When 
it came time to split profits, he “forgot” the numbers we agreed on. 
Cost me $12K and a friendship. Never again. 
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o You’ve got a deal. You’ve got a pitch. Now put it on paper. 
Use your same test deal and draft an agreement based on 
how you’d structure it with your imaginary investor. 

Checklist Challenge: Draft a sample partnership agreement using a 
free template. Fill it out for a fake deal. Get comfortable with the 
language and structure. 

Feeling overwhelmed by legal docs is normal. But so is 
underestimating how much they protect your future. You don’t need 
to be a lawyer - you just need to know what you’re looking at. Keep 
going. 

 

5. Define Your Exit Strategy 

Before you buy a deal, know exactly how you’ll get out of it. 

Your options: 

• Flip it: Quick cash, high risk, short timeline 
• Refinance it: BRRRR method - build equity and cash flow 
• Hold and rent: Long-term wealth and passive income 

Each strategy has pros/cons. But investors want to know one thing: 

“How do I get my money back - and when?” 

[Pro Tip]: Always have a Plan B. If you’re planning to flip and the 
market dips, could you rent it short-term and hold? If you plan to 
refi, do you qualify for the takeout loan? 

Exit Plan Drill: Choose a property. Write down two exit strategies 
and what would trigger a switch between them. 
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Section 2: Partnering with Investors - The Right 
Way 

Now that you’ve got the bones of a no-money deal, it’s time to 
connect the fuel - OPM. The right partnerships are what turn 
blueprints into buildings. Let’s walk through how to attract, 
structure, and grow with the right people. 

Here’s how to do it right - from finding the right people to building 
deals that last. 

A. Find the Right Partners 

Where to look: 

• Real estate meetups 
• Contractors and tradespeople 
• Local business owners 
• LinkedIn and BiggerPockets 
• Family and friends with capital but no time 

💬 Quick pitch opener: “I don’t need a loan - I’m offering you a 
return. Want to hear the numbers?” 

💬 First win: My first investor came from a casual lunch with a 
family friend. I said, “If I brought you a deal that made you 10% 
annually backed by real estate, would you be open to looking?” He 
said yes. Two weeks later we closed. 
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B. Structure Win-Win Profit Models 

Common structures: 

Model Good For Caution 
50/50 Equity Split Long-term rental 

partners 
Be clear who does 
the work 

Debt Financing Fixed return 
investors 

No upside share 
with lender 

Tiered Returns Flips or high-risk 
projects 

More complex 
legally 

Always align structure with the partner’s goals. Are they looking for 
passive income? Fast returns? Tax benefits? 

Structure Sketch: Pick a sample deal. Write out a profit split and 
what each party contributes (cash, labor, credit, etc). 

 

Section 3: Keep It Legal, Keep It Clear 

Your partnership agreement is your protection. Period. 

ü Must-Have Clauses: 

• Who’s investing what 
• Who’s doing what 
• What happens if things go wrong 
• What happens when the project ends 

Use attorneys. Use templates. Don’t skip this step. 
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💬 Lesson from the field: I once partnered with a guy who bailed 
halfway through a rehab. Because we had a clear clause, I was able 
to replace him and protect the investor without legal drama. 

Here’s another one: I had a deal where a partner suddenly decided 
to back out the day before closing. Thankfully, our joint venture 
agreement had a clause that outlined exactly what would happen if 
one party failed to fund. Because of that, I was able to bring in a new 
investor within 48 hours - without needing to renegotiate with the 
seller or lose earnest money. That clause saved the deal. 

Paperwork might not be sexy - but profit losses, lawsuits, and 
broken partnerships sure as hell aren’t either. 

Legal Prep Tip: Get a template now. Start reading deal docs, even 
if you’re not ready to use them. Familiarity builds confidence. 

 

Section 4: Communicate Like a Pro 

This isn’t just about making money. It’s about making trust. 

Communication builds empires. 

Your rhythm: 

• Weekly updates by text/email 
• Monthly financial summaries 
• Scheduled calls or check-ins 

Your reports: 

• Budget vs. actuals 
• Progress photos 
• Timeline updates 
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When things go wrong (and they will): 

• Communicate early 
• Present options, not panic 
• Take ownership - then fix it 

💬 Investor feedback: One of my early partners told me, “I’ve never 
had someone lose me money and still want to invest again - until 
you.” Why? Because I owned the mistake, fixed it, and stayed in 
contact. 

o Imagine your deal just finished rehab or hit its first rent 
milestone. What would you tell your investor? Keep 
building on the same property you’ve been using - this is 
your dry run. 

Accountability Action: Create a mock investor update email. 
Include budget, progress, and what’s next. 

The fact that you’re thinking about how to communicate with 
investors - before you even have one - means you’re going to treat 
their money with respect. That’s the kind of person people invest in. 

 

Final Words: Your Empire Starts with One Deal 

You now have the tools to structure a no-money deal from scratch: 

• Find sellers who are ready to say yes 
• Attract money with clarity and confidence 
• Negotiate terms that make the numbers work 
• Protect yourself with legal clarity 
• Exit clean, profit smart, and scale fast 



www.NoMoneyMillionaire.com 57  
 

And that’s the foundation of every No Money Millionaire  -  
building from nothing with courage, clarity, and the power of the 
method. 

Don’t wait for the stars to align. Create the opportunity. Structure 
the deal. 

You don’t need cash. You need courage, confidence, and 
commitment. 

Bonus Section: Real Deal Walkthrough  -  From Seller 
to Payoff 

Let me take you behind the scenes of a deal I structured without 
using a dime of my own money. This wasn’t just theory. This was 
blood, sweat, hustle - and strategy. Here’s how it played out from 
start to finish: 

Step 1: Finding the Property 

I was driving through a neighborhood I’d targeted for value-add 
potential - older buildings, working-class tenants, some deferred 
maintenance but solid bones. I saw a four-unit brick property with 
overgrown weeds, a sagging porch, and a faded “For Rent” sign. 

It wasn’t listed online. That told me the owner was either old school 
or overwhelmed. 

“You don’t need a lead list. You need a sharp eye and the 
guts to follow up.” 

I jotted down the address and looked up the owner through the 
county records. 

Step 2: Making Contact 
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I found a mailing address out of state. I sent a handwritten letter and 
followed it up with a phone call two days later. 

Turns out the seller was a burned-out landlord in his late 60s. Two of 
the units were vacant. One tenant wasn’t paying. The fourth was 
month-to-month. He was tired and ready to unload it. 

He said, “If I could get rid of this thing without dealing with agents 
or contractors, I’d be happy.” 

Perfect. 

Step 3: Structuring the Offer 

The seller was asking $260,000. I ran the numbers: 

• Rehab: $25K (mostly cosmetic - paint, flooring, some 
bathroom updates) 

• ARV: $330,000 
• Monthly rent potential (after rehab): $3,200 

I offered: 

• $260,000 purchase price 
• $0 down 
• Seller financing for $210,000 at 4% interest, 30-year 

amortization, 5-year balloon 
• I’d raise the other $50,000 from a private investor for the 

rehab and holding costs 

“The key isn’t offering the most - it’s offering what solves their 
problem.” 

�  Purchase Price: $260,000 
�  Seller Financing: $210,000 @ 4% 
�  Rehab Estimate: $25,000 
�  Investor Capital: $50,000 
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�  Monthly Rent: $3,200 
�  Monthly P&I to Seller: $800 
�  Taxes/Insurance: $350 
�  Net Cash Flow: $1,400+ 

He was hesitant at first. I asked him, “What kind of monthly 
payment would feel fair to you?” 

He said $800/month. That gave me flexibility. I adjusted the 
amortization to hit that number. 

Deal accepted. 

Step 4: Securing the Investor 

I reached out to a guy I met at a real estate meetup a few months 
earlier. He was looking to invest passively. 

I said: 

“I’ve got a fourplex under contract. Needs $25K in rehab, $25K in 
cushion and reserves. You bring $50K. I handle everything. You get 
a preferred return of 10% and 40% of net profits when we sell or 
refi.” 

He liked the structure. More importantly, he liked the confidence 
and preparation behind it. He wired the funds to escrow three days 
later. 

“Money follows confidence - every time.” 

Step 5: The Legal Side 

We drew up two agreements: 

1. A seller-financed purchase agreement with clear terms and a 
five-year balloon 
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2. A joint venture agreement with the investor outlining: 
o His $50K contribution 
o My operational control 
o Profit splits 
o Exit triggers (refi, sale, or year 5 - whichever came 

first) 

“A handshake doesn’t protect your profits. Paper does.” 

Everything was reviewed by a real estate attorney. 

Step 6: Executing the Plan 

We closed within 30 days. I brought in my crew. Rehab took 7 
weeks. We updated the kitchens and bathrooms, painted everything, 
replaced windows, and cleaned up the exterior. 

“Execution separates hustlers from talkers.” 

I rented the units in less than 30 days: 

• Unit 1: $825 
• Unit 2: $800 
• Unit 3: $800 
• Unit 4: $775 

Total: $3,200/month. 

My monthly payment to the seller was $800. Taxes and insurance 
were around $350/month. I was clearing $1,400+ in cash flow after 
paying the investor’s monthly return. 

Step 7: The Exit 

At month 14, I refinanced the property. It appraised at $345,000. 
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We paid off the seller note and paid back the investor his original 
$50K. He also received $10,500 in interest and a $20,000 profit 
split. He was thrilled. 

I walked away with over $50K in equity, $1,000/month in cash flow, 
and a refinance loan in my name. 

All without spending a single dollar of my own. 

“This is what happens when you stop waiting - and start 
structuring.” 

 
 

A Quick Word on Risk 
Before we wrap, let’s be real - this kind of deal isn’t all sunshine and 
wire transfers. Things can go wrong. Contractors flake. Tenants 
don’t pay. Appraisals come in low. Markets shift. That’s why you 
build in reserves, double-check your numbers, and structure legal 
protections from the jump. Risk isn’t something to fear - it’s 
something to respect. If you do the work up front, you’ll turn that 
risk into reward. But skip steps, and even a “free” deal can cost you. 

Not All Deals Deserve to Be Saved 
Sometimes the best move isn’t to push through - it’s to walk 
away. I’ve had deals that looked great at first but unraveled 
when the inspection came back or when a partner started 
showing red flags. Just because you can structure a deal with 
no money doesn’t mean you should close it. Discipline saves 
you just as much as hustle. 

Overleveraging Can Kill You 
It’s tempting to stack OPM over OPM, but overleveraging is 
how investors go broke. If you’re juggling too many moving 
parts with too little margin for error, even one delay can turn 
a good deal into a disaster. The numbers have to work with a 
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cushion, not just in theory. If there’s no room for mistakes, 
there’s no room for growth. 

You don’t need to fear risk. You need to respect it and outwork it. 

If this sounds impossible, that’s only because you’ve never done it - 
yet. But now, you know how. 

 

Key Takeaways 

• Don’t wait for a perfect deal - create it by solving the seller’s 
problem. 

• Build investor trust before you need the money. 
• Always negotiate based on what matters to them, not just the 

numbers. 
• Get it all in writing - always. 
• Your exit plan starts before you close. 

This is what a real no-money deal looks like. Now it’s your turn. 

o If you followed the mini-assignments, you already have all 
the parts of this deal. Now you’re just pulling it together 
into one full-page case study. This is your blueprint in 
action. 

Next exercise: Write a one-page case study of a deal you could do 
in your market using this exact framework. Use real numbers and 
real people. 

One-Page No-Money Deal Case Study 

• Property Type: 
• Seller Situation: 
• Purchase Price: 
• Rehab Cost: 
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• ARV: 
• OPM Strategy: (Seller Finance / Private Lender / 

Partnership) 
• Terms Offered: 
• Exit Strategy: 
• Investor Return Plan: 
• What Makes This a Win-Win: 

Final Call to Action: So, What Are You Gonna Do? 

You just saw how I took down a deal with no cash, no credit, and no 
bank loan. 

I gave you the formula. 
I gave you the tools. 
I even walked you through the real numbers. 

So, I gotta ask… 
What’s your excuse now? 

Still “researching”? 
Still waiting for the perfect deal to magically show up? 
Still telling yourself you’re not ready? 

Let me hit you with the truth - most people won’t do anything with 
this. They’ll finish this chapter, feel inspired for ten minutes, and 
then go back to doing the same shit that’s kept them broke. 

But you? 
You made it this far. That means you’ve got the guts. Now it’s time 
to prove you’ve got the grit. 

So, here’s your next move: 

• Drive your neighborhood and find one distressed property 
• Contact two people you think might have money to invest - 

yes, even if it feels awkward 
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• Practice your investor pitch and say it out loud like its 
already closing deals 

You don’t need money. You need momentum. So, build it. 

And if you’re wondering, “Where do I even find people who’ll 
invest with me?” 

Perfect. That’s exactly what we’re covering next. 

Let’s go. You’ve got deals to do. 

Chapter 5: Raising Private Capital 
 

Where to Find Private Investors, Pitch Deals, 
and Secure Funding 
 

 

Introduction: The Capital Challenge and the 
Solution 

Imagine this: You’ve spent months analyzing a real estate deal. It 
has high cash flow, strong appreciation potential, and the power to 
change your financial future. You’re ready to move forward. But 
then - it slips away. 

Why? Because you don’t have the capital. 

You’re not alone. Every real estate investor - new or experienced - 
has faced this moment. That gut-wrenching feeling of seeing the 
opportunity of a lifetime just out of reach because the money isn’t 
lined up. 
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But here’s the truth: 

You don’t need money. You need capital partners. 

The money is already out there. It's in self-directed IRAs. It's sitting 
in CDs, earning a sad 1%. It's locked up in the accounts of business 
owners, professionals, and other investors who are actively looking 
for smarter ways to grow it. Most of them don’t want to be 
landlords. They want to invest passively, earn solid returns, and 
sleep well at night. You are their solution. 

You don’t need to hard sell. Just bring a solid deal and lead with 
confidence. 

Think about it - people with capital are constantly bombarded with 
boring, underperforming options. You’re offering something better: 
double-digit returns, secured by real estate, backed by your hustle 
and clarity. That’s not just attractive. That’s irresistible when 
delivered right. 

This chapter is your blueprint for attracting private investors, 
building trust, crafting winning pitches, and structuring fair deals. If 
Chapter 4 taught you how to build no-money deals, this chapter 
shows you how to fund them. 

Before you raise a single dollar, you need to know who you’re 
raising it from. Because not all money is the same - and not all 
investors care about the same things. Some want safety, others want 
speed, and a few just want to feel involved. Let’s break down the 
different types of capital partners so you can speak their language 
and get their attention. 

 
 
Section 1: Understanding the Different Types of 
Private Investors 
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You finally work up the courage to pitch someone… and they shut 
you down. Not because your deal is bad - but because you didn’t 
speak their language. 

Private investors aren’t a one-size-fits-all group. They come from 
different backgrounds, have different goals, and respond to different 
styles of communication. To raise capital effectively, you need to 
tailor your pitch to the investor in front of you. 

Some care more about security than upside. Others want big returns 
fast. Some want control; others just want peace of mind. The more 
you understand who they are and what they want, the easier it is to 
connect. 

Let’s break them down: 

1. High-Net-Worth Individuals (HNWIs) 

These are people with significant disposable income - doctors, 
CEOs, retirees - looking for passive returns backed by real estate. 

They’ve built or inherited wealth and want it to grow with as little 
friction and risk as possible. Most of them don’t want to manage 
tenants or toilets. They want you to do the work while their money 
works for them. 

How to Attract Them: 

• Network where they are: country clubs, business events, 
high-end charity galas. 

• Speak their language: emphasize steady returns and capital 
preservation. 

• Provide credibility: if you’re new, bring an experienced 
partner to the table. 

Example: A surgeon earning $500K may invest $100K for a 10% 
passive return backed by a lien on real estate. 
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2. Family Offices 

They manage $50M+ in generational wealth. These are professional 
investing entities that represent ultra-wealthy families. They move 
slowly - but they write big checks. 

How to Attract Them: 

• Research online to find those already investing in real estate. 
• Think institutional: bring formal proposals and detailed due 

diligence. 
• Pitch portfolios, not one-offs. 

Example: A family office may invest $2M+ in a multifamily 
portfolio if you demonstrate scalability, risk mitigation, and strong 
operations. 

3. Angel Investors 

These are entrepreneurial investors who often have a background in 
tech or startups. They’re comfortable with risk and love deals that 
offer big upside - even if there’s a little hair on them. 

How to Attract Them: 

• Pitch high-growth, high-upside deals (luxury flips, value-add 
projects). 

• Be energetic and clear about your plan. They want a hustler 
they can believe in. 

• Offer equity or convertible notes. 

Example: An angel may fund a $500K repositioning deal with a 2x 
return goal in 3-5 years. 

4. Private Lenders vs. Hard Money Lenders 

It’s important to distinguish between these two: 
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• Private Lenders = Individuals. Flexible. Fair. Relationship-
based. Often friends-of-friends. 

• Hard Money Lenders = Professional. Expensive. 
Transactional. Fast, but not always friendly. 

Attracting Private Lenders: 

• Build relationships and reputation before asking for money. 
• Showcase your past wins (or your partner’s). 
• Offer secure terms (interest + lien). 

Example: A private lender offers $250K at 10% interest secured by 
the property. No bank needed. You control the asset - they collect 
checks. 

5. Real Estate Clubs & Syndication Groups 

These are groups of smaller investors who pool their money into 
syndications or joint ventures. They’re already familiar with real 
estate and are often actively looking for the next opportunity. 

How to Attract Syndication Investors: 

• Join masterminds, REIAs, Facebook groups, and LinkedIn 
communities. 

• Post consistent content on deals and investor education. 
• Build your brand. Speak on podcasts. Share testimonials. 

Example: You raise $1M from 10 investors ($100K each) to fund a 
24-unit acquisition. They get equity. You get scale. Everyone wins. 

Every investor comes with different expectations - and different 
fears. The more you tailor your pitch to what they care about, the 
faster you’ll earn their trust and their money. 

Now that you know who you’re looking for, the next step is getting 
in front of them. Because let’s be real - money doesn’t chase you 
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until you’ve built some momentum. You’ve got to show up, make 
noise, and get noticed. Here's how to put yourself in the right rooms 
and build real connections that lead to real checks. 

Section 2: Networking for Capital 

You don’t need to be rich. You don’t need to be famous. But if no one 
knows you exist, you’ll never get funded. Visibility is the real 
currency in this game. 

If you want to raise serious capital, stop thinking like a solo investor 
and start thinking like a dealmaker. Deals are funded 
through relationships, not cold calls. And if you're not building 
those relationships now, you're already behind. 

The money you’ll raise six months from now is the result of seeds 
you plant today. And the people with money? They’re not hiding. 
They’re sitting all around you, waiting for someone to give them a 
better option than the stock market, crypto, or a savings account 
paying 0.04%. 

You don’t need fame or a massive following. What you need is 
visibility in the right rooms - and the guts to show up with purpose. 

Here’s how to do it. 

 

1. Real Estate Meetups & Conferences 

This is your proving ground. If you're not attending your local 
REIA or industry events, you're missing out on serious capital 
connections. 

Why they work: 
These rooms are filled with people who already believe in real 
estate. Some are seasoned investors. Others are wholesalers or 
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flippers who have more deals than dollars. Some just want to put 
their money to work passively. 

🔧 What to do: 

• Introduce yourself with purpose: “Hey, I’m [Your Name]. I 
specialize in structuring no-money deals and helping 
investors earn passive income backed by real estate.” 

• Bring a business card with your name, email, and a single 
sentence about what you do. 

• Attend consistently. The second and third meetings are when 
people start paying attention. 

💬 Real Talk: My first investor came from a REIA meeting I almost 
didn’t go to. I was tired, insecure, and convinced no one would take 
me seriously. I showed up anyway. That night, I met a contractor’s 
cousin who ended up funding my first rehab. Show up. You never 
know who’s watching. 

 

2. Mastermind Groups & Coaching Communities 

Want to get around real money? Pay to be in the room. High-level 
mastermind groups attract people who are already winning - and 
looking to deploy capital. 

Examples: 

• GoBundance 
• SubTo 
• Jake & Gino 
• The Collective Genius 
• MFIN (Multifamily Investor Nation) 

These are not free. But they’re worth it. Even one relationship from 
a mastermind can fund your next five deals. 
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How to get in: 

• Start by joining online communities or lower-tier 
memberships. 

• Add value before you ask for money. Share resources, offer 
help, connect people. 

• Once you're in, go deep - not wide. Build 2–3 strong 
relationships, not 30 shallow ones. 

[Pro Tip]: Investors in masterminds want two 
things: confidence and competence. Show them both. You don't 
need to be experienced - you need to be clear. 

 

3. Online Platforms: LinkedIn, Facebook, 
BiggerPockets 

If you’re not building your digital presence, you’re leaving 
money on the table. 

Social media is your free investor funnel. But you have to treat it 
like a business, not a diary. 

Here’s what works: 

• Post 2–3x per week about your deals, insights, lessons, and 
investor opportunities. 

• Share success stories and case studies (even if they’re from 
your mentor or partner). 

• Use DMs strategically: “Hey, I saw your comment about 
passive investing. Are you actively looking for new 
opportunities?” 

Focus on: 
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• LinkedIn: For professionals, high-net-worth leads, and 
credibility-building. 

• Facebook Groups: For real estate-specific communities and 
casual conversations. 

• BiggerPockets: For education-based content and deal 
exposure. 

[Pro Tip]: Don’t just post “motivational” quotes. Show what you’re 
working on. Document the process. Real investors don’t invest in 
hype - they invest in consistency. 

 

4. Referral Network: Brokers, CPAs, Attorneys, 
Lenders 

Want investor introductions? Make friends with gatekeepers. 

People in the professional services world talk to investors every day. 
If they trust you, they’ll send you deals - and funding. 

Who to build relationships with: 

• Real estate brokers (especially commercial or multifamily) 
• CPAs with investor clients 
• Real estate attorneys and title agents 
• Mortgage brokers and hard money lenders 

What they need from you: 

• Clarity on what you’re looking for and what you offer 
investors 

• Proof that you’ll protect their reputation 
• A win-win opportunity (finder’s fee, equity, etc.) 

💬 Real Strategy: Send a text or email like: 
“Hey [Name], I’m looking for accredited investors interested in 
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passive income backed by real estate. If you know someone who fits 
that, I’d love to treat you to lunch and explain how I structure these 
deals.” 

 

5. Finding Capital in Unexpected Places 

You don’t have to network in fancy circles to find money. Some of 
your best investor leads might be people already in your orbit. 

Look for: 

• Business owners who want to diversify 
• Blue-collar professionals with $100K+ in savings or home 

equity 
• Tenants who want a stake in ownership 
• Friends and family - yes, even them - who trust you more 

than Wall Street 

💬 But be clear: 
“Hey, I’m not asking for a loan. I’m offering a secured investment 
with a fixed return. If it’s not a fit, no problem.” 

Example: One of my early investors was a diesel mechanic who had 
$60K sitting in a CD making next to nothing. I walked him through 
the basics, showed him the security behind the deal, and gave him a 
fixed return with a lien. That same guy has reinvested in three deals 
since then - and tells his coworkers I’m his “retirement plan.” 
That $60K turned into six figures in returns for him - and gave me 
the confidence to keep going. It taught me that money doesn’t 
always wear a suit. Sometimes it’s in coveralls. 

Caution with friends and family: 
Always use legal paperwork. Always present the risk. Treat it 
professionally or don’t do it. 
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6. Build a Personal Brand That Attracts Capital 

Want investors chasing you? Build something worth following. 

Components of a personal brand: 

• A consistent voice: Direct? Professional? Gritty? Pick one 
and stay with it. 

• Documented deals: Show before/after, ROI, lessons learned. 
• Educational content: Help others learn what you’ve learned. 

This positions you as an expert - even if you’re still growing. 

Platforms to focus on: 

• Instagram for visual storytelling 
• LinkedIn for professional positioning 
• YouTube or a podcast for long-form trust building 

[Pro Tip]: You don’t need followers. You need follow-through. 
Show up consistently, share what you’re building, and stay 
valuable. That's what builds trust - and trust brings capital. 

Networking opens the door. But what you say when it opens: That’s 
what gets you funded - or forgotten. The pitch is where most people 
lose the deal. So, let’s talk about how to present your opportunity 
with clarity, confidence, and zero fluff. 

This game is built on relationships. Not clicks. Not hype. Real 
connections are the foundation of your capital stack. Build them 
now, so when you’ve got the deal, the money’s already lined up. 

Section 3: How to Pitch Deals to Investors 
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This is the part where most people blow it. They talk too much, they 
fumble the numbers, or worse - they come across unsure. You’ve 
only got one shot to win their trust. Don’t wing it. 

You’ve found a great deal. The numbers make sense. The upside is 
solid. The only thing missing? The money. 

Now it’s game time. 

Raising capital isn’t about throwing numbers at someone and hoping 
they say yes. It’s about building trust, presenting value, and showing 
that you have the confidence and competence to deliver results. 

Let’s be real - most people are not going to hand over $50K, $100K, 
or $500K just because you say you’ve got a “good deal.” They need 
to trust the numbers - and the person behind them. 

So how do you do that? 

You master the pitch. 

 

Step 1: Understand the Investor’s Mindset 

Before you open your mouth, understand this: investors aren’t just 
investing in your deal - they’re investing in you. 

They’re thinking: 

• “Can I trust you?” 
• “Do you know what you’re doing?” 
• “Is my money safe?” 
• “Will I get a strong return - and how soon?” 

If you answer those questions before they ask them, you win their 
confidence. 
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What They Want Most: 

1. Capital Preservation – “Will I get my money back, no 
matter what?” 

2. Strong Returns – “Is this better than stocks, savings, or just 
sitting in cash?” 

3. Passive Involvement – “Do I have to do anything - or is it 
hands-off?” 

Your job is to remove fear and add clarity. 

 

Step 2: Craft the Elevator Pitch (Your 30-Second 
Hook) 

When someone asks what you do or what you're working on, don’t 
ramble. Lead with confidence and value. 

[Pitch Template]: 
"I help investors earn double-digit returns backed by real estate, 
without having to do any of the work. I just locked in a deal in 
[Location] that’s projected to deliver a [X]% return with strong 
cash flow and equity upside. Want to hear how it works?" 

Example: 
"I’ve got a 12-unit building in Tulsa under contract at $450K. It’s 
cash-flowing today, but after $60K in upgrades, rent jumps from 
$5,000 to $8,000/month. We’re offering a 10% preferred return plus 
equity upside to passive investors. Interested in seeing the 
numbers?" 

Be clear. Be real. Be confident.
 

Step 3: Build a Compelling Investor Pitch Deck 
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Once someone bites on the elevator pitch, you need to be ready to 
deliver the goods. This is where your pitch deck (or presentation) 
seals the deal. 

🔑 The 6 Must-Haves in Your Pitch Deck: 

1. The Deal Overview 
o Location, property type, unit count 
o Why this deal? (Value-add, below market, strong 

comps) 
2. The Numbers 

o Purchase price, rehab, total cost 
o ARV (after-repair value) 
o Projected rents 
o Operating expenses and NOI 

3. The Returns 
o Preferred return % (if applicable) 
o Equity split 
o Projected annual cash flow and total return 
o IRR – Internal Rate of Return (if you're talking to 

pros) 
4. Risk Mitigation 

o Conservative underwriting (stress-tested rents) 
o Reserves and contingency plans 
o Exit strategies (refi, flip, hold) 

5. Your Track Record (or Your Team’s) 
o Past deals, partners, or relevant experience 
o Testimonials or case studies 

6. The Offer 
o How much capital you're raising 
o What you’re offering (return structure) 
o Timeline and next steps 

[Pro Tip]: Keep it under 10 slides. Clarity beats complexity. Include 
visuals, photos, and bullet points - not blocks of text. 
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Step 4: Use Social Proof to Back It Up 

People don’t want to be the first. They want to see others have 
already jumped in. 

ü Ways to Add Social Proof: 

• “We already have $75K committed.” 
• “This is our fourth deal this year - our last investor just 

reinvested.” 
• “This deal has been vetted by our real estate attorney and 

lender.” 
• “Here’s a testimonial from a previous investor.” 

💬 Real Example: 
"My last investor wired $100K after our first call. When he saw the 
monthly updates and results, he told me, ‘Next time, I’m bringing a 
friend.’ That’s how trust scales." 

 

Step 5: Handle Objections Before They Happen 

Investors have fears. Address them upfront so they don’t have to 
ask. 

Common Objections: 

• “What if the market crashes?” 
• “What if tenants don’t pay?” 
• “What if the rehab goes over budget?” 

Your Response: 

• “We underwrite conservatively and always build in a 10% 
reserve.” 

• “The property cash flows even with 20% vacancy.” 
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• “Our contractor is locked in with a fixed bid, and we’ve 
added cushion.” 

Transparency doesn’t scare people off. It reassures them. 

 

Step 6: Make the Close Clear and Easy 

If you’ve done your job, the investor should be leaning in. Don’t 
fumble the close. 

ü Ask Directly: 

• “Does this align with what you’re looking for?” 
• “Would you like me to send the investment summary and 

next steps?” 

ü Create Urgency: 

• “We’re only raising $200K, and $150K is already 
committed.” 

• “Our target close is 10 days out - we’re finalizing investor 
commitments this week.” 

ü Provide Clear Next Steps: 

• “I’ll send over the investor packet and agreement.” 
• “Once we confirm your interest, we’ll schedule a quick call 

to walk through paperwork.” 

Make it easy for them to say yes. 
💬

 Real Talk: The first time I closed an investor, he said, “Alright, 
I’m in for $100K.” I kept my voice steady and sent the paperwork 
like I’d done it a dozen times - but inside, everything shifted. That 
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was the moment I realized I wasn’t just chasing deals anymore - I 
was building something real. And I’d never go back. 

 

Recap: The Anatomy of a Great Pitch 

Your job is to move someone from “curious” to “committed.” 

🔑 Recap Checklist: 

• Hook them with a strong 30-second intro 
• Deliver a sharp, simple pitch deck 
• Lead with confidence - back it with logic 
• Use social proof and transparency to ease concerns 
• Ask for the commitment and outline next steps 

Remember: You’re not asking for a favor. You’re offering an 
opportunity. 

You’re giving someone the chance to build wealth, passively, 
backed by a real asset, with someone (you) doing all the heavy 
lifting. 

A solid pitch doesn’t just show the numbers - it shows leadership. 
Your investors aren’t just buying into the property. They’re buying 
into you. Show them you’re worth the bet. 

Now that you know how to pitch like a pro, let’s talk about what 
happens when they push back - and how to turn those objections into 
yeses. 

Even if your pitch is clean and your deal is solid, people will push 
back. That’s normal. Objections aren’t rejection - they’re fear 
talking. Your job is to handle that fear with calm authority. Let’s dig 
into the most common investor objections - and how to flip them 
into commitments. 
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Pitch like the money is already yours - because the way you present 
it determines if it will be. 

 

Section 4: Overcoming Objections and Building 
Credibility 

The pitch went well. They were nodding, asking questions, even 
smiling. But now? Silence. Objections. Doubts. You feel it slipping - 
and panic sets in. 

If you've made it this far in your capital-raising journey, 
congratulations - you're ahead of 90% of people who say they want 
to raise money but never take the first step. 

But here’s the truth: 

Pitching is easy. Closing is the hard part. 

Because once the pitch is over, objections come flying in. 

And guess what? That’s not a bad thing. 

Objections are a sign of interest. If they weren’t considering 
investing, they wouldn’t ask questions. The people who smile, nod, 
and say, “Let me think about it,” then ghost you? They were never 
serious. 

The people who push back - the ones who say, “This sounds risky,” 
or “I don’t know you well enough” - they’re giving you a chance to 
close. 

If you want to raise serious capital, you have to become 
a professional objection handler. 
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Let’s break down how. 

 

Objection #1: “I don’t know you well enough.” 

What They Mean: I like the deal, but I’m not ready to bet on you. 

How to Respond: "I totally get it. Most of my investors started out 
watching what I was doing before committing. Would it help if I 
shared some updates from previous deals or connected you with one 
of my current investors?" 

Why It Works: 

• You’re not defensive. 
• You’re offering social proof without pushing. 
• You’re showing confidence without ego. 

[Pro Tip]: Anticipate this objection by building the relationship long 
before the pitch. Comment on their social media, invite them to 
coffee, share your progress. Make them warm before you make the 
ask. 

 

Objection #2: “This sounds risky.” 

What They Mean: I’m afraid of losing my money. 

How to Respond: "You’re right to ask about that. Every investment 
carries some risk - but that’s why we buy below market, have 
reserves in place, and use conservative projections. Even if rent 
dropped 20%, this deal still cash flows." 

Why It Works: 
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• You face it head-on instead of dodging it. 
• You lead with logic, not hype. 
• You sound like someone who’s thought this through. 

[Pro Tip]: Come into every meeting with a printed copy of your 
stress-tested underwriting. Show worst-case scenarios and how the 
deal still holds up. Most investors won’t read it, but just having it 
shows you’re legit. 

 

Objection #3: “What happens if the market crashes?” 

What They Mean: I lived through 2008 and don’t want to get 
burned again. 

How to Respond: "We don’t bet on appreciation - we buy based on 
cash flow. Even in a downturn, people need housing. Our rents are 
below market, and we’ve locked in a 30-year fixed loan, so even if 
values dip, we’re still profitable." 

Why It Works: 

• You separate your deal from speculation. 
• You frame real estate as essential and resilient. 
• You calm fear with facts. 

[Pro Tip]: Add a slide to your pitch deck showing how rent 
collections and values held up in previous downturns. Let history do 
the talking. 

 

Turn Objections Into Opportunities 

The best closers don’t avoid objections - they welcome them. Every 
objection is a buying signal in disguise. 
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Here’s how to flip the most common concerns: 

Objection Flip It Like This 

“What if I lose 
money?” 

“Let’s walk through exactly how your money is 
protected and the steps we’ve taken to minimize 
risk.” 

“I’ve never done 
this before.” 

“Perfect. Most of my investors hadn’t either. 
That’s why I handle the heavy lifting and 
provide full transparency along the way.” 

“What if 
something goes 
wrong?” 

“We build in buffers, reserves, and backup plans. 
Let me show you our Plan B and Plan C.” 

“I need time to 
think.” 

“Of course - do you mind if I follow up with you 
in a few days with the final numbers and a 
sample investor agreement?” 

 

What to Do If You’re New 

You might be thinking: “What if I haven’t done a deal yet? What if I 
don’t have a track record to point to?” 

Here’s the good news: credibility is earned through clarity, not 
experience. 

3 Ways to Build Credibility Fast: 

1. Leverage a Partner’s Track Record 
o "I’m partnering with [Name], who’s done over 15 

flips and owns 40+ units." 
o Their experience becomes your credibility. 

2. Document Your Process 
o Share your journey publicly on social media or in 

emails. Show your education, your underwriting, 
your walkthroughs. 
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o “Here’s how I analyzed this deal” > “Trust me, it’s 
good.” 

3. Get Testimonials (Even Soft Ones) 
o Ask early investors to share their experience. 
o Even something like “David is incredibly 

professional and clear - he made me feel totally at 
ease” goes a long way. 

Investor Mindset Hack: 
People don’t invest with you because you’re experienced. They 
invest with you because you’re prepared. You know your numbers, 
you’ve thought through the downside, and you communicate like 
someone who’s already done this ten times. 

 

Build a “Credibility Kit” 

Every serious investor should have a quick, go-to credibility packet 
that can be emailed or printed. 

Include: 

• Personal bio and mission 
• Deal examples (yours or partner’s) 
• Testimonials or quotes 
• Sample pitch deck 
• Contact info and next steps 

This isn’t a brag book - it’s a trust builder. 

 

Final Word: Confidence Closes 

Let’s call it out - this part of the game is what separates the talkers 
from the closers. 
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Anyone can say they’re raising money. Anyone can copy/paste 
numbers from a spreadsheet. 

But the investor sitting across from you is deciding one thing: 

“Do I trust you to protect and grow my money?” 

If you can answer that - clearly, calmly, confidently - you’ll raise 
more money than you ever thought possible. 

Once the questions are answered and the interest is real, there’s one 
more step: the deal terms. And this is where most new investors 
screw it up. If your structure is too soft, you lose your deal. Too 
tight, and you lose your investor. Let’s break down how to build 
win-win deals that keep you in control and them coming back. 

Section 5: How to Structure Deals That Keep 
You in Control (and Them Coming Back) 

You finally got someone to say yes. Now comes the real test: how 
do you make the deal fair without giving it all away? 

Raising capital is only half the game. The other half is structuring it 
in a way that protects your upside, keeps the investor happy, and sets 
you up for repeat wins. 

The goal isn’t just to get the money. It’s to 
create alignment between you and your investors so that everyone 
wins, and you keep control of the project while still offering 
attractive terms. 

Because here’s the trap: 
If your structure is too generous, you lose equity, control, and long-
term wealth. 
If your structure is too stingy, you’ll never raise a dime. 

So how do you thread that needle? 
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You learn how to build clear, compelling, fair investment 
terms that work for both sides. That’s what this section is all about. 

 

Understanding Common Capital Structures 

There are several ways to structure a deal, depending on the type of 
investor, your experience level, and the asset you’re acquiring. 

Let’s walk through the most common frameworks: 

 

1. Equity Partnerships (Joint Ventures or 
Syndications) 

In this model, the investor puts up the money and owns a percentage 
of the deal. You operate it. They collect checks. Everyone shares the 
upside - and the risk. 

ü Best For:  

• Long-term rentals 
• Value-add multifamily 
• Deals where you want aligned interests 

Watch Out For: 

• Losing control if you don’t structure voting rights carefully 

Example: You buy a $500K property. Investor puts up $100K for 
20% ownership. You handle everything and split the profits 
quarterly. 
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2. Debt Financing (Private Lending Model) 

This is simple lending: the investor is basically the bank. They get a 
fixed return (say, 10% interest) and no equity. 

ü Best For: 

• Flips 
• Short-term holds 
• Investors who want predictability and low involvement 

Watch Out For: 

• You carry all the risk. If the deal underperforms, you still 
owe them. 

Example: You borrow $200K at 10% interest for 12 months. You 
pay $1,667/month and repay the principal when the property sells. 

 

3. Preferred Returns, Profit Splits, and Waterfall 
Structures 

This is one of the most common and powerful ways to structure a 
private capital deal  -  especially when you want to reward your 
investor first while still earning equity yourself. 

At the core, it works like this: 

• The investor receives a preferred return (usually 6–10%) 
on their invested capital. 

• Once they receive that, any additional profits are 
split between you and the investor  -  commonly 70/30 until 
they’re repaid, then 50/50 going forward. 

But it doesn’t stop there. 
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You can take this structure further by introducing performance-
based incentives, often called a waterfall. 

In a waterfall model: 

• The profit split shifts as certain milestones are hit. 
• For example: 70/30 until full payback, then 60/40 for the 

next $50K of profit, then 50/50 beyond that. 
• The more the project performs, the more you, as the operator, 

are rewarded. 

This allows you to align incentives, keep your investor protected on 
the front end, and still scale your upside as the deal succeeds. 

It’s elegant, flexible, and investor-friendly  -  especially if you’re 
working with experienced partners who expect thoughtful terms. 

Example: Investor puts up $250k and gets an 8% preferred return 
annually. After that, you split profits 70/30 until they’re paid back, 
then 50/50 going forward. 

 

Key Concepts You Must Understand 

Capital Stack 

The capital stack is the order in which money flows. Think of it like 
a waterfall: 

1. Debt gets paid first (mortgage, lenders) 
2. Preferred returns to investors 
3. Return of capital 
4. Profit split 

This protects your investor - and your position. 
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Operating Agreements 

Your LLC’s operating agreement is the rulebook. It dictates: 

• Who owns what 
• Who controls decisions 
• How profits are split 
• What happens in disputes 

Don’t use templates from Google. Get a real estate attorney. Trust 
me - it’s cheaper than a lawsuit. 

 

Keeping Control Without Losing Investor Trust 

This is where most people mess up. They either: 

1. Give up too much control and become employees in their 
own business. 

2. Hoard control and scare off investors who feel boxed out. 

Here’s the balance: 

• You should have day-to-day control and final say on 
management decisions. 

• They should have clear rights to returns, reports, and 
transparency. 

[Pro Tip]: In your operating agreement, define yourself as the 
“managing member” or “sponsor” and retain voting rights for major 
decisions. 

You don’t need to give away 51% equity just to raise funds. You can 
give away 30% equity and still make the investor feel like a priority 
- if the structure is smart. 
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That’s exactly what I did on my first six-figure raise. I gave up 20% 
equity to a $100K investor and kept 80% plus full control. That deal 
built my credibility - and it funded everything that came after. 

 

How to Present Terms with Confidence 

Here’s how to communicate your structure without sounding unsure 
or defensive: 

🔊 “You bring the capital. I bring the deal, the team, the execution. 
You get an 8% preferred return, first in line. Then we split profits 
70/30 until you’re paid back. After that, it’s 50/50.” 

🔊 “This structure rewards you for taking the risk but also keeps me 
incentivized to deliver results. We both win - and we both know the 
rules going in.” 

Confidence builds trust. Hesitation? That kills deals. 
 

Sample Investment Structure Breakdown 

Let’s break down what a sample $1M deal might look like: 

Component Terms 
Purchase Price $800,000 
Rehab Budget $200,000 
Total Capital 
Needed $1,000,000 

Investor 
Contribution $250,000 (25%) 

Preferred Return 8% annually on their $250,000 
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Component Terms 

Profit Split 70/30 until investor capital is returned, then 
50/50 

Investor Ownership 25% equity (passive, no voting rights) 

Exit Strategy Refinance in 3 years, return capital, keep cash 
flow 

 

Legal & Compliance Basics (Don’t Skip This) 

When you’re raising private capital, especially from multiple 
investors, you are dealing with securities law - yes, even if it’s just 
Uncle Joe. 

If you raise money without complying with SEC regulations, you 
could face fines, lawsuits, or worse. 

ü Here’s how to stay clean: 

• If raising from friends and family: consider a 506(b) 
exemption 

• If raising publicly or from strangers: go 506(c) and only 
accept accredited investors 

• Always disclose risk. Always use a PPM (Private 
Placement Memorandum) for multiple-investor raises. 

And remember - this part of the game separates the amateurs from 
the closers. This is where you prove you’re not just playing investor 
- you are one. 

Get a real estate or securities attorney to draft these docs. 

This is how serious investors protect themselves. Model that. 
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Long-Term Thinking: How to Structure for Repeat 
Capital 

The best investors are repeat investors. 

If you structure your first deal fairly and deliver results, that person 
will fund your next three deals - and tell their friends. 

But if you screw someone over because you didn’t understand terms, 
got greedy, or made sloppy legal decisions? 

You’re done. 

So, think long-term. Think legacy. Think win-win. 

Structure your deals like you plan to do five more with the same 
investor. Because if you do it right, you will. Long-term wealth is 
built on repeat money - not one-and-done checks. 

You’ve got the tools. Now it’s time to move. Raising capital isn’t 
something you get good at by thinking - it’s something you master 
by doing. Here are five steps to start building your capital network 
right now. 

What You Just Learned in Chapter 5 

• How to find and connect with the right investors 
• What to say and how to structure your pitch 
• How to handle tough objections with calm confidence 
• How to protect your equity while still offering value 
• What legal steps to take so your deals are airtight 

ü Action Steps: Start Building Your Capital Network 
Today 

1. Attend One Real Estate Event This Month 
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o Pick a REIA, conference, or mastermind and commit 
to going. 

o Introduce yourself to 3 new people and follow up 
with each one within 48 hours. 

2. Reach Out to 5 People in Your Existing Network 
o Think: business owners, professionals, former 

colleagues. 
o Ask this: 

“If I brought you a deal with double-digit returns 
secured by real estate, would you want to take a 
look?” 

3. Create or Clean Up Your LinkedIn Profile 
o Add a headline like: “Real Estate Investor | Passive 

Income Opportunities | Multifamily Deals.” 
o Post once this week sharing a lesson from your 

investing journey or a deal insight. 
4. Join 2 Online Real Estate Communities 

o Start with Facebook Groups like: 
Creative Finance with Pace Morby or Multifamily 
Mindset. 
Comment, answer questions, and share value. 

5. Schedule One “Investor Curiosity” Lunch or Coffee 
o Don’t pitch - just listen, share what you’re doing, and 

build the relationship. 
o If they lean in, offer to send over a sample deal. 

Pick one of these and do it this week. Clarity comes from action - 
not more reading. 

 

Final Takeaway: Stop Asking for Checks - Start 
Attracting Commitment 
 
You’re not out there begging for money. You’re not a salesperson. 
You’re a dealmaker with a mission and a blueprint. The capital is 
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out there. The question is: 
Do people know what you’re building - and why it matters? 

Investors don’t follow desperation. They follow confidence. They 
follow clarity. 

Do the work. Build the relationships. And the next time you say, 
“I’ve got a deal - who wants in?” 

…you won’t be pitching. 
You’ll be selecting. 

Lead with purpose, structure your deals like a pro -  
and you don’t just secure capital. 
You build the kind of momentum that money wants to follow. 

That’s when everything changes. 
Because it was never just about the deal. 

It was about building a future. 

  



www.NoMoneyMillionaire.com 96  
 

Chapter 6: Executing the BRRRR 
Strategy 

How to Buy, Rehab, Rent, Refinance, and 
Repeat Your Way to Real Wealth 

 

Section 1: Introduction to the BRRRR Strategy 

From One Door to a Real Estate Empire - Without Reloading 
Capital 

Let’s get one thing straight: 
If you’re serious about building long-term wealth through real estate 
- especially with little or no money of your own - then the BRRRR 
strategy isn’t just an option. It’s a blueprint. 

BRRRR stands for: 
Buy. Rehab. Rent. Refinance. Repeat. 
And when executed right, it’s one of the most powerful wealth-
building systems in real estate. You buy distressed or undervalued 
properties, force appreciation through rehab, stabilize them with 
tenants, and then refinance to pull your original investment back out. 
Then? You do it again. And again. 

This isn’t theory. It’s how everyday people like you turn a single 
deal into a snowball that builds momentum - and equity - with each 
turn. 

Why BRRRR Beats the Traditional Model 

Most people save for years to make a 20% down payment… then sit 
on that property, hoping for appreciation. With BRRRR, you deploy 
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capital once, force value into the property, and then recapture your 
money to deploy it again. 

It’s recycling capital. 
It’s buying assets without constantly coming out of pocket. 
It’s what separates deal hustlers from true portfolio builders. 

Let’s break down what makes BRRRR so powerful - and what it 
takes to do it right. 

 

The Strategic Goal Behind BRRRR 

The goal of BRRRR isn’t just to acquire more doors. It’s to 
create equity velocity - the ability to move capital from deal to deal 
while still holding the asset and cash flowing. 

Here’s what that means in real terms: 

ü Leverage Property Improvements to Maximize Equity 

When you buy undervalued properties and renovate them 
strategically - not over the top, but smart improvements that raise 
rent and value - you’re forcing appreciation. That’s how you 
increase equity quickly, making the refinance worth it. 

You’re not waiting for the market to lift you. 
You’re lifting the value with sweat equity, smart design, and solid 
numbers. 

ü Optimize Cash Flow and Reinvest to Scale 

Once refinanced, the goal is to stabilize the property with tenants 
and produce positive cash flow. That cash flow is your long-term 
income. But the real juice? It’s that you’ve pulled your original 
investment (or someone else’s) out of the deal. 
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Now you’ve got: 

• A performing asset on your balance sheet 
• Cash flow coming in every month 
• Your capital back to do it again 

That’s wealth multiplication. That’s BRRRR done right. 

 

What Makes or Breaks a BRRRR Deal 

Anyone can talk BRRRR. But executing it? That’s where most fall 
short. This strategy only works when you dial in every step - from 
purchase to refinance - with precision. 

Here are the three pillars that will make or break your BRRRR 
success: 

1. Diligence at Every Step 

From comps to contractor bids to tenant screening, the BRRRR 
strategy is only as strong as your due diligence. That means: 

• Buying below market value 
• Estimating rehab accurately 
• Stress-testing rents and refinance assumptions 
• Knowing your exit before you enter 

Skimp on this part, and you’re not BRRRRing. You’re gambling. 

2. Project Management and Contractor Relationships 

Rehabbing isn’t just about swinging hammers. It’s about managing 
timelines, budgets, and crews. 
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If you don’t control the project, the project will control you. 
This means: 

• Hiring the right contractors (not the cheapest - the most 
reliable) 

• Creating clear scopes of work 
• Holding people accountable to timelines 
• Visiting the site often - especially if you’re using investor 

money 

This is the “sweat” part of sweat equity. But it’s also where equity is 
created. Respect the process. 

3. Strong Tenant Screening and Property Management 

Once rehab is done, you’re not finished. You’re only halfway. 
BRRRR doesn’t work unless you rent it out fast - to the right tenants 
- and stabilize the income. 

• Use a thorough application process 
• Check income, credit, background, and references 
• Avoid vacancies and evictions - they kill your cash flow and 

your refi 

If you’re self-managing, you need systems. If you’re hiring a 
property manager, you need oversight. Tenants are your business 
partners now - treat it that way. 

 

Bottom Line: BRRRR Is a System - Not a Shortcut 

This isn’t HGTV. BRRRR isn’t magic. It’s not passive. But it is 
repeatable. 
It’s how people go from one duplex to twenty doors with one pot of 
capital. 
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If you’re willing to put in the work, manage the process, and stay 
disciplined at each step - BRRRR will build you wealth faster than 
any other strategy out there. 

In the next sections, we’ll break down each part of BRRRR in detail 
- starting with how to find and buy the right property to kick the 
whole thing off. 

Because buying right is where everything starts. 

Section 2: Buy – Finding Distressed Properties 
That Set Up the Whole Play 

You don’t make money when you sell. 
You make money when you buy. 
Every BRRRR strategy - every successful, no-money-down deal - 
starts with buying right. And in this game, buying right means 
finding distressed properties that everyone else overlooks… and 
seeing what they can become. 

This is where vision meets execution. You’ve got to be able to spot 
the hidden value. But more importantly, you need to know how to 
source those properties, evaluate them with ruthless precision, and 
structure a purchase that sets the rest of your BRRRR play up for a 
win. 

Let’s break it down. 

 

A. Understanding Distressed Properties 

Distressed properties are your secret weapon. These aren’t your 
cookie-cutter turnkey homes. These are the houses and buildings 
most buyers run from - because they don’t understand the upside. 
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So, what is a distressed property? 

Definition and Characteristics: 

Distressed properties are those that either: 

• Need significant repairs, 
• Are in legal or financial trouble (like foreclosure), or 
• Have fallen behind in value compared to their neighborhood. 

These are the ugly ducklings of real estate. But with the right rehab 
plan, they become swans. 

Common Types of Distressed Properties: 

• Foreclosures: Lender-owned homes where the previous 
owner defaulted. 

• Short Sales: Homes being sold for less than what’s owed on 
the mortgage. 

• REOs (Real Estate Owned): Bank-owned properties that 
didn’t sell at auction. 

• Fixer-Uppers: Tired, outdated homes needing cosmetic or 
major repair work. 

These properties tend to be overlooked by retail buyers - which 
gives you an edge if you’re ready to roll up your sleeves. 

Market Signals to Watch For: 

Distressed properties often show their cards if you know what to 
look for: 

• List prices well below market comps or ARV 
• High days on market 
• Deferred maintenance (peeling paint, overgrown yards, 

boarded windows) 
• Vacancy or absentee ownership 
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• Inconsistent rent history or poor management 

Don’t fear the mess. That mess is your margin. 

 

B. Sourcing Deals: Where to Find BRRRR Opportunities 

You won’t find BRRRR deals on the front page of Zillow. If they’re 
easy to find, they’re probably not discounted enough. You have to 
be proactive. 

Here’s how to find those diamonds in the rough: 

Traditional Avenues: 

• Real Estate Agents (Who Get It): Not every agent 
understands investors. Find those who specialize in REOs, 
foreclosures, or investment sales. 

• Public Records & Auctions: County tax records, 
foreclosure auctions, sheriff sales - all solid sources for 
distressed leads. 

These are foundational. But if you want consistent deal flow, you’ll 
need to go deeper. 

Alternative & Off-Market Strategies: 

• Wholesalers: These are your hustle-first deal sourcers. Build 
relationships with a few solid ones in your market - they 
often bring discounted properties before they hit the market. 

• Investor Meetups & REIA Groups: Tap into local real 
estate communities where deals are discussed before they’re 
posted. 

• Driving for Dollars: This old-school method still works. 
Drive neighborhoods looking for properties with signs of 
distress - then research and contact the owner. 
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• Direct Mail Campaigns: Target absentee landlords, out-of-
state owners, inherited properties, or pre-foreclosures. Use a 
clear, no-pressure message: “If you’re thinking of selling 
your property as-is, I’m a local investor who buys homes 
quickly and without fees.” 

[Pro Tip]: Combine online search with boots-on-the-ground hustle. 
The best deals don’t come to you - you find them. 

 

C. Evaluating the Deal: Don’t Buy Blind 

Finding a property is just the beginning. Now it’s time to dig into the 
numbers and see if it’s a real BRRRR opportunity - or a money pit. 

Property Analysis: 

Start with a Comparative Market Analysis (CMA). This means 
pulling sold comps in the same area that match your property’s size, 
age, and condition after rehab. That gives you your After Repair 
Value (ARV). 

The ARV is your north star - it determines what you can pay and 
still have room for a profitable refi later. 

Estimating Rehab Costs: 

This part separates the rookies from the pros. 

• Walk every inch of the property. 
• Bring your contractor - or a contractor-minded partner. 
• Get a detailed scope of work and line-item budget. 
• Add a contingency - typically 10–15% for unexpected issues. 

You’re not guessing. You’re preparing. Surprises in this game cost 
thousands. 
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Negotiation Tactics: 

Once you have your numbers, go in with confidence. Most 
distressed sellers care about speed, certainty, and simplicity more 
than top dollar. 

ü Tips: 

• Show up with comps and repair estimates. 
• Offer to close quickly and take the property as-is. 
• Create multiple offer options: cash price, seller financing, or 

delayed close. 

💬 Real Talk: One of my best deals came from offering to close in 7 
days with no repairs or inspections. The seller was burned out. I 
brought peace of mind. That earned me a $40K discount. 

 

D. Financing the Purchase: Creative Capital Stacks 

Finding the deal is one thing. Closing it without using your own 
money? That’s the No Money Investor way. 

Funding Options: 

• Hard Money Loans: Fast, asset-based financing. Ideal for 
short-term holds and rehabs. High interest, but speed wins 
deals. 

• Private Money: Friends, family, or investors looking for a 
fixed return backed by real estate. Build relationships early. 

• Conventional Loans: May be possible with turnkey 
properties, but most distressed deals won’t qualify due to 
condition. 

• Partnerships: Bring in a capital partner for the down 
payment in exchange for equity or interest. 
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Combine these creatively. A hard money loan + private lender down 
payment = no money out of your pocket. 

Risk Management: 

• Always have contingency funds - either in the deal or lined 
up. 

• Get a title search and verify there are no liens, code 
violations, or ownership disputes. 

• Don’t skip inspection just because it’s a “deal.” Cheap can 
get expensive very fast. 

[Pro Tip]: Build a spreadsheet that maps out total acquisition cost, 
repair budget, ARV, loan terms, and exit plan. If the numbers work 
on paper and you’ve confirmed them on-site - you’ve got a green 
light. 

 

Final Word: Buy Smart or Don’t Buy at All 

The BRRRR strategy is only as strong as the deal you buy. 
If you get this part right - if you buy smart - you set yourself up to 
extract equity, cash flow, and momentum. 

But if you skip due diligence or get emotional about a “cool 
project,” you’ll find yourself stuck with a money pit no lender wants 
to refi. 

This step is where the wealth begins. Make it count. 

Next Up: Once you’ve bought the right property, it’s time to do the 
work. Section 3 will show you how to rehab with intention, manage 
your renovation timeline, and avoid the most common (and costly) 
mistakes new investors make. 
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Section 3: Rehab - Adding Value for Maximum 
ROI 

This is where equity gets built - not in theory, but in drywall, 
flooring, and updated kitchens. The rehab phase of the BRRRR 
strategy is your value engine. It’s the part most investors 
underestimate, mismanage, or blow their budget on. But when you 
get it right? This is where you manufacture your margin. 

Smart renovations turn an ugly duckling into a cash-flowing asset. 
But sloppy, overambitious, or poorly managed projects can drain 
your capital and crush your returns. So, in this section, we’ll walk 
through how to plan, execute, and manage your rehab like a pro - 
even if it’s your first one. 

 

A. Planning the Rehab 

Start with clarity - or prepare for chaos. 

The moment your deal is under contract (or ideally before), the 
planning starts. Every dollar you spend needs to be intentional. Your 
rehab plan should be laser-focused on what increases the value and 
rentability of the property - not what looks cool on Instagram. 

Comprehensive Inspection 

• Bring in licensed inspectors to uncover what you can’t see - 
electrical, plumbing, roof, foundation. 

• Don’t just walk it with a contractor and guess. You need 
detailed reports and pictures for your records and investor 
updates. 

• Identify which issues are cosmetic (cheap to fix) vs. 
structural (costly and serious). 
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[Pro Tip]: Code violations and deferred maintenance are 
opportunities in disguise - if you plan for them. Seller’s hate dealing 
with these. You can use them to negotiate price and build in margin. 

Scope and Budget 

• Create a written scope of work before demo begins. Every 
room. Every task. No guessing. 

• Prioritize repairs and improvements that directly increase 
ARV or monthly rent (kitchens, bathrooms, flooring). 

• Set a rehab budget based on quotes - not gut feelings - and 
always include a 10–20% contingency. 

💬 Real Talk: I once had a contractor quote me $25K verbally. No 
written bid. Halfway through, we were at $37K. My fault. Never 
again. Paper trails protect your wallet. 

 

B. Managing the Rehab Process 

This is where deals are made - or lost. 

The best investors don’t just find good deals - they manage them 
well. Poor rehab oversight is the #1 reason BRRRR projects go off 
the rails. Whether you’re swinging the hammer yourself or hiring it 
out, the same rule applies: you’re the project CEO. 

Team Assembly 

• Vet contractors like you would a business partner. Get 
referrals. Check reviews. Ask for past work. 

• Use written contracts with payment schedules tied to 
milestones (not time). 

• Require licenses, insurance, and permits. If they balk, that’s 
your red flag. 
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Project Oversight 

• Set weekly check-ins (in person or virtual) with clear 
progress expectations. 

• Use tools like Google Sheets, Monday.com, or Buildium to 
track timeline and costs. 

• Keep receipts, invoices, before/after photos. 

ü Quality Assurance 

• Final inspections should be thorough - ideally done by 
someone objective. 

• Don’t release final payment until work passes inspection. 

[Pro Tip]: Take pictures of every wall before you close it up. That 
way, if a plumbing or wiring issue pops up later, you know exactly 
what’s behind the drywall. 

 

C. Value-Adding Improvements 

Not all upgrades are created equal. 

When rehabbing a rental or a BRRRR flip, your goal isn’t luxury - 
it’s durability, rentability, and a boost in appraisal. You want 
finishes that look great, hold up to wear, and won’t break your 
budget. 

High-ROI Upgrades 

• Kitchens & Bathrooms: These sell properties and attract 
tenants. Modern, clean, and functional goes a long way - 
even with budget materials. 

• Curb Appeal: First impressions matter. Landscaping, paint, 
new numbers, and lighting set the tone. 



www.NoMoneyMillionaire.com 109  
 

• Floors & Fixtures: Vinyl plank flooring, matte black 
fixtures, energy-efficient lighting - these upgrades are low 
cost and high impact. 

Energy Efficiency & Technology 

• Upgrade old windows, add insulation, and install LED 
lighting to reduce utility costs and increase appraisal value. 

• Smart thermostats, video doorbells, and keyless entry are 
inexpensive features that stand out and appeal to tech-savvy 
renters. 

💬 Real Talk: I once spent $3,000 more to install ductless mini-splits 
instead of window units in a C-class property. The tenants raved 
about it. It justified a $100 rent bump and made the unit lease in 24 
hours. 

 

D. Dealing with Unexpected Challenges 

No rehab ever goes 100% according to plan. Ever. 

The pros don’t panic when things go wrong - they prepare for it. 
Having a plan for delays, overages, and surprises is the difference 
between a profitable project and a headache. 

Contingency Planning 

• Always budget 10–20% for surprises. You’ll need it. 
• Keep an “uh-oh fund” of cash on hand for things like 

plumbing failures, roof leaks, or permitting issues. 
• Be ready to pivot. If labor prices jump or a supplier flakes, 

adjust your scope, not your standards. 

Communication 
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• Set communication expectations early. Daily texts? Weekly 
walkthroughs? Emergency calls? 

• Keep your investors updated with simple progress emails or 
photos. Radio silence breeds fear. 

• Document every change. If you expand the scope, log why, 
how much, and who approved it. Future-you will thank you 
when it’s time to refinance or sell. 

💬 Final Takeaway: Rehab is where your deal either prints equity - 
or bleeds dry. The investors who win here aren’t the ones with the 
fanciest finishes. They’re the ones with systems, discipline, and 
backup plans. Treat this phase like a business, and you’ll never be 
stuck trying to “make the numbers work.” Because if you buy right 
and rehab smart - they already do. 

Section 4: Rent - How to Get the Right Tenants 
Quickly 

So, the rehab’s done. The paint is fresh, the floors are gleaming, and 
the place finally looks like something you’re proud of. But here’s the 
hard truth: until it’s rented, it’s still a liability. 

This is the “cash flow” moment of the BRRRR strategy - the point 
where your project shifts from cost center to income stream. But 
don’t rush it. Getting a tenant isn’t the goal. Getting the right tenant 
is. One who pays on time, respects your property, and makes life 
easy. That’s what makes or breaks your refinance - and your sanity. 

Let’s break down how to prep, list, screen, and lock in great tenants - 
fast. 

 

A. Preparing the Property for Rent 

Presentation isn’t fluff. It’s strategy. 
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Before you post a single listing, your property needs to look like it’s 
worth the rent you're asking. Too many investors skip this step, snap 
a few phone pics, and wonder why no one bites. This isn’t just a 
rental - it’s someone’s future home. Treat it that way. 

Final Touches 

• Deep clean everything - floors, baseboards, windows, and 
appliances. Nothing turns a good tenant away faster than a 
dirty bathroom. 

• Stage the unit if possible (even with minimal furnishings) to 
show scale and functionality. 

• Don’t forget smells - clean, neutral, and fresh always wins. 

Professional Photos & Virtual Tours 

• Hire a real estate photographer - or learn the basics yourself. 
Use natural light, wide angles, and clean framing. 

• Include a walkthrough video or 3D tour if possible. Renters 
scroll fast. Give them a reason to stop. 

[Pro Tip]: Think like a tenant. What would you want to see? 
Highlight the best features early: “Fully renovated,” “Washer/dryer 
included,” “Pet-friendly,” or “Large fenced yard.” 

Set a Smart Rental Price 

• Run comps in the neighborhood. Use tools like Rentometer, 
Zillow, and Facebook Marketplace. 

• Balance profit and occupancy. Overpricing leads to long 
vacancies. Underpricing leaves money on the table. 

• Consider pricing just below round numbers ($1,295 vs. 
$1,300). It stands out and feels more approachable. 

 

B. Marketing the Rental 
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If nobody sees it, nobody rents it. 

Visibility is everything. Your rental ad is a marketing campaign, not 
a placeholder. The goal? Drive enough qualified leads 
that you choose the tenant - not the other way around. 

Online Listings 

• Post to all major platforms: Zillow, Apartments.com, 
Facebook Marketplace, Craigslist, Rent.com. 

• Use consistent branding, clear headlines, and a bullet-point 
list of amenities. 

• Include rent price, deposit amount, lease length, pet policy, 
and application process. 

Social Media Boost 

• Share on your personal page and real estate investing groups. 
• Ask friends and contacts to share. You never know who’s got 

a cousin looking to move next month. 

Local Marketing Works Too 

• Print flyers or postcards and drop them off at local 
businesses, laundromats, coffee shops, and gyms. 

• Contact local real estate agents. Many work with tenants and 
can help fill units fast. 

• Host a short open house (or virtual showing). People want to 
“feel” the place. 

💬 Real Talk: My fastest lease-up ever came from a neighborhood 
Facebook group. One post, five messages, and a signed lease 48 
hours later. Don’t underestimate word-of-mouth. 

 

C. Tenant Screening and Selection 
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Don’t get desperate - get diligent. 

Getting the wrong tenant in a BRRRR deal doesn’t just hurt your 
cash flow - it can wreck your refinance. Lenders want stable income 
and reliable tenancy. That starts with airtight screening. 

Standardized Application 

• Use a digital form via platforms like Avail, TurboTenant, or 
RentRedi. 

• Ask for: full name, ID, employer info, income, rental history, 
references, pets, and number of occupants. 

Background & Credit Checks 

• Always verify income (ask for 2–3 months of pay stubs or 
bank statements). 

• Run a full credit and criminal background check. You’re 
looking for patterns - late payments, evictions, or major red 
flags. 

• Call prior landlords. Don’t just ask if they paid - ask if they’d 
rent to them again. 

Red Flags to Watch For 

• Incomplete applications 
• Eviction history or unpaid judgments 
• Income under 2.5–3x rent 
• Excuses about credit but no documentation 

Finalize the Lease 

• Use a legally compliant lease for your state (preferably 
reviewed by an attorney). 

• Outline all payment terms, rules, maintenance 
responsibilities, and penalties clearly. 
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• Require first month’s rent and security deposit before move-
in. 

[Pro Tip]: Always collect application fees and verify identity up 
front. If they push back on that, they’ll push back on everything else. 

 

D. Establishing Tenant Relations 

This is where you shift from investor to landlord - or manager. 

Getting a tenant in the door isn’t the end of the job. It’s the start of 
the relationship. How you onboard, communicate, and manage the 
first 30 days sets the tone for the next 12 months. 

Onboarding Process 

• Conduct a detailed move-in walkthrough and document 
everything. 

• Give tenants a welcome packet with key information. 

Tenant Welcome Packet Should Include: 

• Signed lease copy 
• Contact information (management, maintenance, emergency) 
• Rent payment instructions and due dates 
• Maintenance request procedures 
• Rules and policies (trash day, quiet hours, parking, pets, etc.) 
• Utility provider contacts (if tenant is responsible) 
• Local resources (laundromats, stores, schools if relevant) 
• Tenant portal login (if using property management software) 

Ongoing Communication 

• Set up a system for maintenance: phone, email, or a property 
management platform. 



www.NoMoneyMillionaire.com 115  
 

• Be responsive. Even if it’s a small issue, your speed builds 
trust - and keeps tenants long-term. 

• Schedule periodic inspections (every 3–6 months). 

💬 Real Talk: I once had a great tenant who texted about a leaky 
sink. I ignored it for a week. By the time I sent someone, the cabinet 
was swollen and moldy. $400 repair that could’ve been $20. Lesson 
learned. 

 

Final Takeaway: Rent Fast, Rent Smart 

This phase isn’t just about occupancy - it’s about stability. If you 
rent fast but to the wrong person, your entire BRRRR deal suffers. If 
you screen well but drag your feet on marketing, your holding costs 
eat your profits. 

The real pros move with speed and precision. 

When you rent right: 

• Your cash flow starts strong. 
• Your refinance goes smoother. 
• And your long-term wealth machine keeps turning. 

Let’s keep it moving. Now that you’ve got the right tenant in place, 
it’s time to pull the lever that unlocks your capital and sets you up 
for the next one. Welcome to the Refinance phase. 

Section 5: Refinance - Pulling Cash Out to 
Reinvest 

This is the moment where it all pays off. 
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You bought the property smart. You added value through strategic 
rehab. You filled it with the right tenants, and it’s cash flowing 
strong. Now it’s time to extract the wealth you’ve built - and get 
ready to do it all over again. 

Welcome to the refinance phase of the BRRRR strategy - the move 
that lets you recycle your original investment capital and scale 
without stopping. 

But refinancing isn’t just about pulling out money. It’s about pulling 
it out strategically. Do it right, and you grow faster than most 
people think possible. Do it wrong, and you leave equity - and 
opportunity - on the table. 

Let’s break down how to refinance like a pro. 

 

A. Understanding Refinancing in the BRRRR Model 

Refinancing is the heartbeat of the BRRRR strategy. It’s how you 
turn forced appreciation into usable cash - without selling the asset. 

Purpose and Benefits 

• Access equity without selling: You’re pulling cash from 
increased property value, not your bank account. 

• Improve loan terms: Better interest rates, longer 
amortization periods, and more favorable payment schedules. 

• Fuel your next deal: Refi right, and the funds from this 
property fund your next down payment, closing costs, or 
rehab budget. 

Types of Refinance Loans 

• Cash-Out Refinance: You pull equity from the property as 
cash. This is what powers the Repeat. 
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• Rate-and-Term Refinance: You swap loan terms for better 
ones (like a lower interest rate or shorter term) but don’t pull 
cash. 

💬 Real Talk: Unless you’re just looking to cut monthly expenses, 
you want a cash-out refinance. That’s the tool that makes the 
BRRRR flywheel spin. 

 

B. Preparing for the Refinance Process 

Refinancing isn’t just paperwork. It’s a test. The bank wants to 
know: “Is this property legit? Is this borrower bankable?” 

If you’ve done your homework, the answer is yes. But you need 
to prove it. 

Get Your Documents Tight 

• Renovation Records: Keep every receipt, invoice, and 
permit. Lenders want proof that the rehab added value. 

• Before-and-After Photos: These make appraisers’ jobs 
easier - and can help boost your valuation. 

• Tenant Leases & Rent Roll: Show that the property is 
stabilized and income-producing. 

• Your Personal Financials: Credit report, W-2s or 1099s, tax 
returns, and bank statements. 

Improve Your Financial Profile 

• Pay down personal debt to improve your debt-to-income 
ratio. 

• Avoid new credit pulls before the refi closes. 
• If you’ve added income (like from rent), document it with 

precision - banks want track records, not projections. 
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[Pro Tip]: Start prepping these docs during the rehab - not after. 
Lenders love organized borrowers. And organized borrowers close 
faster. 

 

C. Working with Lenders 

All lenders are not created equal. Some love BRRRR deals. Some 
don’t get it. Your job is to find one who understands the model - and 
moves fast. 

Choosing the Right Lender 

• Look for portfolio lenders (like small local banks or credit 
unions) who keep loans in-house and have more flexible 
underwriting. 

• Compare loan products: max LTV (loan-to-value), seasoning 
period (how long you must own before refinancing), and 
cash-out caps. 

• Ask other investors who they use. Referrals beat cold calls. 

💬 Real Talk: I’ve had lenders quote me 75% LTV with no 
seasoning period because I built trust with them over time. 
Relationships matter. Take your banker to lunch. 

Negotiate the Terms 

• Don’t just accept the first offer. Push on: 
o Interest rate 
o Loan term (15 vs. 30 years) 
o Closing costs and origination fees 

• Ask for loan estimates in writing and compare side-by-side. 
• Run the numbers: How does each offer affect your cash 

flow and your long-term returns? 
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[Pro Tip]: Don’t just chase low interest rates. A slightly higher rate 
with better terms (like no prepayment penalty or higher LTV) might 
be a better move. 

 

D. Maximizing Cash-Out Potential 

The whole point of this phase? Pull out the most capital 
possible without overleveraging. 

Equity Calculation Basics 

• Lenders will typically lend 70–75% of the new appraised 
value. 

• Example: If your property appraises at $400K and you owe 
$250K, you may be able to cash out $50K–$60K. 

• Appraisal matters more than anything. Treat it like a second 
sale. 

Boosting the Appraisal 

• Meet the appraiser in person if possible. 
• Hand them a packet: before/after photos, scope of work, 

receipts, comp sales, and rent roll. 
• Mention upgrades that aren’t obvious - new plumbing, roof, 

insulation, etc. 

Reinvesting the Capital 

• Don’t blow it. Every dollar should have a job. 
• Use funds to: 

o Buy the next BRRRR 
o Cover a new rehab 
o Pay back investors and build trust 
o Increase reserves for your portfolio 
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💬 Real Talk: My first big cash-out gave me $62,000. I could’ve 
celebrated. Instead, I rolled it into a duplex down the street. That one 
cash-out funded the next three deals. That’s the flywheel. 

 

E. Post-Refinance Considerations 

The money’s in your account. Congrats. But the move after the 
move? That’s what separates the small-time investor from the scale 
builder. 

Plan Your Reinvestment 

• Line up your next deal before the refi hits. 
• Focus on properties that continue your BRRRR momentum: 

undervalued, under-rented, with upside. 
• Track ROI across your whole portfolio - not just individual 

properties. 

Monitor Your Leverage 

• Stay aware of your debt-to-equity ratio. Don’t extract every 
dollar if it makes your cash flow too tight. 

• Keep 3–6 months of reserves. Sh*t happens. The next tenant 
might not be as perfect. 

Evaluate Portfolio Performance 

• Reassess your whole portfolio every 3–6 months: 
o Is cash flow strong across all properties? 
o Do any assets need to be sold or repositioned? 
o Is your lender mix optimal? 

• Treat your portfolio like a business - not a collection of 
properties. 
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💬 Final Word: A refinance isn’t a payday - it’s a reload. Your next 
deal is out there. And now, you’ve got the funds to chase it. 

 

Final Takeaway: Refi Right, and You Multiply 

This is what makes the BRRRR strategy a wealth-building machine. 
You don’t just build equity - you unlock it. You don’t wait years to 
save up for the next deal - you manufacture your own momentum. 

When you refinance: 

• You get your money back. 
• You keep the asset. 
• You keep the cash flow. 
• And you move on to the next deal with more skill, more 

confidence, and more capital. 

You’re not working harder. You’re working smarter. 

Let’s close it out with the Repeat step - the mindset, systems, and 
moves you need to scale this strategy into a full-blown portfolio. 

Section 6. Conclusion: From One BRRRR to a 
Scalable Empire 

You started this chapter with one goal: to master a system that builds 
wealth from the ground up, even when you don’t have money in 
your pocket. Now, you’ve got that system. 

BRRRR isn’t just a tactic. It’s a full-cycle strategy. One that lets you 
acquire distressed assets, inject value through strategic rehab, create 
dependable income with the right tenants, and then unlock your 
trapped equity to do it all over again. 
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And here’s the kicker - it works whether you’re on your first deal or 
your fiftieth. 

A. The Power of the BRRRR Loop 

Let’s zoom out and look at the big picture. 

• You Buy right, capturing value on day one. 
• You Rehab smart, increasing equity with every nail and 

brush stroke. 
• You Rent to qualified tenants, creating monthly income and 

stability. 
• You Refinance, pulling out capital while keeping the asset. 
• And then you Repeat, building wealth without constantly 

chasing new money. 

Each step feeds the next. Each win makes the next deal easier. 
That’s the beauty of the BRRRR model: it creates its own 
momentum. 

If done right, you’re not just collecting properties - you’re stacking 
assets that pay you forever. 

And here's the kicker - you didn’t have to come out of pocket to 
build it. You unlocked wealth using strategy, not savings. That’s the 
No Money Method in action. 

This is how you build wealth with no money out of pocket. Not a 
theory. Not a trick. Just a repeatable system built on knowledge, 
hustle, and leverage. 

B. What Separates the Winners 

Most people will stop here. They’ll close the book, feel inspired… 
and move on with life. 

But the winners? They’ll act. 
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They’ll use this chapter like a blueprint, taking the concepts from the 
page to the pavement. 

Here’s what they’ll remember: 

• Due diligence is your armor. Every mistake you avoid 
during the buy and rehab phase puts money back in your 
pocket. 

• Systems make you unstoppable. From screening tenants to 
tracking expenses - tight operations equal scalable results. 

• Your team is your leverage. Contractors, lenders, property 
managers, partners - treat them like gold and hold them to 
high standards. 

• Numbers don’t lie. Make data-driven decisions. Measure 
everything. Stay lean and profitable. 

• Momentum is built through repetition. Don’t chase shiny 
objects. Repeat what works - faster, bigger, better. 

This game rewards those who show up with consistency, not just 
ambition. 

C. Leveling Up: What Comes Next 

Once you complete one BRRRR cycle, your confidence shifts. You 
stop seeing barriers - and start seeing blueprints. 

• That rundown duplex? Potential equity. 
• That high-vacancy triplex? Untapped income waiting to be 

unlocked. 
• That city you never considered investing in? Your next 

market. 

But with growth comes responsibility. 

You’ll need to protect your downside, double down on your systems, 
and stay humble enough to keep learning. 
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You’ll also realize that the skills you’ve developed - raising capital, 
managing projects, analyzing deals - are what separates the 
hobbyists from the pros. 

So here’s your challenge: 

🔑 Pick your next market. 

🔑 Find a distressed deal. 

🔑 Run the numbers like a pro. 

🔑 Take the shot. 

If you’re reading this chapter, you’ve already proven one thing - 
you’re not like most people. You’re a builder. A doer. A no-excuses 
investor. 

Final Word: BRRRR is Just the Beginning 

The BRRRR strategy is your starting point - not your ceiling. Once 
you lock it in, you’ve got the foundation to scale any real estate 
business, big or small. 

But only if you do the work. 

You’ve got the knowledge now. The next chapter of your investing 
career won’t be written by theory. It will be written by action. 

So close this book. Pick up the phone. Walk that property. Talk to 
that lender. Run that analysis. 

Your future doesn’t wait for perfect timing. It waits for courage. 

Execute. Scale. Repeat. 
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Because when you get this right, you're not just investing in real 
estate. 

You're building freedom. 

You're building legacy. 

You're building the life you always said you'd have. 

And once you’ve done it once, the next step is scale. 
Not just more doors - but more freedom. More time. More life. 
In the next chapter, I’ll show you how to turn this hustle into a 
machine that builds wealth without building stress. 
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Chapter 7: Scaling Your Portfolio 

How to Build a Real Estate Machine That Runs 
Without Burning You Out 

 

Scaling isn’t just about units. It’s about mindset. The No Money 
Millionaire doesn’t just build properties - they build systems, 
leverage, and legacy. 

Section 1: From One Deal to a Real Business 

Turning Momentum Into a Machine 

You’ve pulled off the first BRRRR. Maybe a couple. You’ve tasted 
that equity. You’ve seen the cash flow hit your account. Now what? 

Now it’s time to build. 

You didn’t come this far to stay small. The next level is about 
moving from “doing real estate deals” to running a real estate 
business. That means scale - with structure. Growth - with sanity. 
Freedom - with systems. 

But to get there, you’ve got to start thinking differently. 

 

A. The Mindset Shift from Hustler to Operator 

Doing It All Is the Bottleneck - You 
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Early on, hustling was your superpower. You found the deals, 
negotiated with contractors, signed the leases, picked out the paint. 
That grit got you off the ground. 

But at scale, that same hands-on hustle becomes a trap. 

If you’re the one doing everything, you’re not scaling. You’re just 
surviving. 

Think Like a CEO, Not a Contractor 
Operators build systems. Hustlers build to-do lists. The sooner you 
shift from “how can I do this” to “who can do this,” the faster you 
grow. 

• Hire out the $20/hour tasks. 
• Document every process you do more than once. 
• Protect your time like it’s your most valuable asset - because 

it is. 

💬 Real Talk: I used to think being the hardest worker in the room 
was the flex. But real power came when I started being the clearest 
thinker in the room - and hired people to execute the vision. 

 

B. Creating a Repeatable Framework 

Turn BRRRR Into a System, Not a Scramble 

You already know the playbook - Buy, Rehab, Rent, Refinance, 
Repeat. But now it’s about turning that sequence into a machine. 

That means documenting how you do each phase so you - or 
someone else - can do it again and again with consistency. 

Build SOPs (Standard Operating Procedures) 
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Start with your last deal. Write down: 

• How you sourced the property 
• What your contractor hiring process looked like 
• How you marketed and screened tenants 
• What docs your lender requested 

Then tighten it. 

Every deal should get easier. Every process should get smoother. 
The goal is repeatable success, not one-off hustle. 

Track the Right Metrics 

At scale, gut feelings aren’t enough. You need numbers. 

• Cost per door 
• Equity capture per deal 
• Average rehab timeline 
• Cash flow per unit 
• Vacancy rates 
• Return on investor capital 

If you don’t track it, you can’t improve it. If you do track it, you’ll 
start seeing the patterns that unlock exponential growth. 

[Pro Tip]: I have a KPI tracker I update monthly. Not because I’m a 
spreadsheet nerd - but because numbers tell me what’s working, 
what’s not, and where to scale smarter. 

 

C. Funding Multiple Deals at Once 

Capital Is the Fuel. Strategy Is the Engine. 
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Scaling isn’t just about finding more deals - it’s about funding them 
without hitting a wall. 

If you want to grow fast, you’ve got to layer your funding game. 

Stack Capital Like a Builder 

• Private Money: Use different lenders for each deal or even 
split funding across purchase and rehab. 

• Lines of Credit: Use business LOCs or HELOCs as bridge 
funding for down payments or carrying costs. 

• Gap Funding: Bring in smaller investors to fill capital gaps 
with clear short-term returns. 

The best investors don’t just find money - they move it efficiently 
across multiple plays. 

Overlapping Closings and Rehabs 

Once you’ve got your system, deals can run concurrently. 

• Close Deal A while rehabbing Deal B 
• Rent Deal B while refinancing Deal A 
• Use the refi proceeds to fund Deal C 

It’s a chessboard - not checkers. Keep your lenders informed and 
your timelines tight. With good communication and execution, 
you’ll run multiple BRRRRs without skipping a beat. 

Keep Investors Engaged 

When you're juggling capital, trust is your most valuable currency. 

• Send monthly updates - before they ask 
• Share timelines, progress photos, wins and delays 
• Treat their money better than your own 
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💬 Real Talk: Investors don’t leave because of delays - they leave 
because of silence. Communicate like a pro, and they’ll fund your 
next five deals too. 

 

Final Takeaway: Your First BRRRR Was the Start - 
This Is the Scale 

This section wasn’t just about doing more deals. It was 
about building something bigger than you. 

When you shift from hustler to operator… When you replace chaos 
with systems… When you stop trading time for income and start 
building a machine that grows on its own… 

That’s when real wealth shows up. 

Next up, we’ll break down how to build the team that helps you 
scale. Because a real business isn’t built solo - and the right people 
can turn your vision into an empire. 

Section 2: Building a Real Estate Team That 
Scales With You 

Who You Hire Is Who You Become 

You can do one deal on your own. Maybe two. But scale? That’s a 
team sport. 

Every successful investor who built a portfolio that actually runs - 
without wrecking their sanity - has one thing in common: they built 
the right people around them. Not just bodies. A team. 

Because when the deals start stacking, everything breaks without the 
right players in the right roles. 
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So, in this section, we’re going to break down exactly who you need, 
how to find them, how to keep them accountable - and when to let 
them go. 

 

A. Your Core 5: The Foundational Team 

These Are Your Day-Ones - Build Carefully 

Every real estate operator needs what I call the “Core 5.” These are 
the roles that touch every deal. They’re not optional. They’re 
foundational. 

1. Agent 

This person brings you opportunities - or keeps you stuck in retail 
scraps. 

You need: 

• An investor-friendly agent 
• Who understands distressed properties and ARV comps 
• And moves fast with offers and paperwork 

[Pro Tip]: Interview agents like employees. Ask how many 
investors they work with. How many off-market deals they see. If 
they don’t speak your language, move on. 

2. Contractor(s) 

This is the make-or-break role in most BRRRRs. 

You need: 

• Someone who shows up on time 
• Respects your scope and your budget 
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• Delivers quality without babysitting 

💬 Red flag: If they “don’t do contracts,” don’t do business. 

3. Property Manager 

Even if you self-manage now, you’ll hit capacity. A strong PM 
keeps tenants happy, cash flowing, and stress off your plate. 

You need: 

• Transparent reporting 
• Strong tenant screening processes 
• Responsive maintenance systems 

[Pro Tip]: Ask to see their lease, application, and how they handle 
evictions before you hire. 

4. Lender(s) 

These are your deal enablers. You’ll likely need: 

• A hard money lender for fast acquisitions 
• A refinance lender for your BRRRR exit 
• And a portfolio lender for long-term scale 

Keep them close. Educate them on your model. Take their calls. 
They’re the gatekeepers to your growth. 

5. Bookkeeper/CPA 

You can’t scale with a spreadsheet and a shoebox of receipts. 

You need: 

• Monthly bookkeeping 
• Tax strategies that save you 5-6 figures 
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• Clarity on your numbers so you can make real decisions 

💬 Real Talk: The investor who tracks their numbers always wins. 
You can’t dodge taxes or guess your profit margin at scale. 

 

B. Vetting and Replacing Team Members 

Not Everyone Earns a Jersey 

Here’s the hard truth: not everyone you hire will work out. And 
that’s okay. 

But how you vet, test, and cut determines how fast you recover and 
scale. 

Red Flags That Say “Fire Fast” 

• Missed deadlines (without communication) 
• Surprise invoices or unexplained change orders 
• Excuses over accountability 
• Defensive or combative when asked for clarity 

Trust your gut. If something feels off, it usually is. 

Interview + Test-Drive Before You Commit 

• Ask scenario-based questions: “What would you do if the 
rehab runs over by two weeks?” 

• Give them a small job first: one unit, one roof, one lease-up 
• Watch how they handle pressure, communication, and 

follow-through 

[Pro Tip]: How they do one thing is how they do everything. If 
they’re sloppy on a $300 task, they’ll crumble on a $30K one. 
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Set Expectations in Writing 

• Scope of work 
• Communication protocol 
• Payment terms 
• Timeline with milestones 

And most important - consequences for missing the mark. 

Clarity eliminates drama. Every role should come with 
accountability, not assumptions. 

 

C. Expanding the Bench 

Support Roles That Multiply Your Time and Impact 

As your portfolio grows, you’ll need to remove yourself from the 
day-to-day. 

Here’s how to expand without blowing your overhead: 

1. Virtual Assistants & Admin Support 

Use VAs to: 

• Manage lease renewals and maintenance scheduling 
• Handle lead intake or cold outreach 
• Support your systems - keep records tight and deals moving. 

They’re low-cost, high-leverage players. Start with one. Train them 
well. 

2. Specialist Partners 

Bring in experts instead of reinventing the wheel. 
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• Cost segregation pros (for big depreciation wins) 
• Appraisers or valuation consultants (to fight low refis) 
• 1031 exchange facilitators, insurance brokers, title attorneys, 

and investor relations consultants for those raising capital. 

💬 Real Talk: You don’t need to know everything - just who to call 
when you need it. 

3. Hire Slow, Fire Fast 

When you hire someone, they represent your business. Their 
communication, their performance - it reflects on you. 

• Don’t hire in desperation 
• Don’t tolerate mediocrity 
• Pay well. Expect excellence. 

Quality teams scale you. Sloppy teams sink you. 

 

Final Takeaway: Your Team Is Your Leverage 

This isn’t a solo game anymore. Your team is your capacity. 

Choose them wisely. Lead them clearly. Replace them quickly when 
needed. 

When the right people are in place, your business starts to run like a 
machine. That’s how you go from one BRRRR to ten… without 
burning out, missing your kid’s game, or working 100 hours a week. 

Next up - we’re breaking down the systems and automations 
that keep this machine humming, even when you’re not on-site. 
Because freedom isn’t just more units - it’s less chaos per unit. 
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Section 3: Using Systems, Tools, and 
Automations 

How to Stop Working the Business - and Start Owning 
It 

The difference between a real estate hustler and a real 
estate operator? 

Systems. 

The hustler runs on adrenaline, to-do lists, and last-minute decisions. 

The operator runs on processes that don’t break when more doors, 
more problems, and more opportunities show up all at once. 

If you want to scale - and stay sane - this section is your cheat code. 
Because once you’ve got the right tools, templates, and automations 
in place, your business becomes way less reactive… and way more 
repeatable. 

Let’s break down the tools and workflows that save time, prevent 
mistakes, and put your income on autopilot (without making it feel 
robotic). 

 

A. Why Systems Matter More Than Hustle 

You Can’t Scale Chaos 

Most new investors think hustle will get them there. 

And sure - it’ll get you started. But hustle without systems creates 
bottlenecks, burnout, and breakdowns. 
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The Difference Between Growth and Grind 

• Growth is intentional. Measured. Repeatable. 
• Grind is firefighting. Spinning plates. Saying “yes” to 

everything. 

Systems don’t just reduce stress - they create consistency across 
your whole team. From your VA to your PM, everyone moves faster 
and smarter when the workflow is already wired in. 

Systems shift you from: 

• “What do I do next?” → to “Here’s how we do this every 
time.” 

• “I forgot to follow up.” → to “The CRM already sent that.” 
• “Why am I drowning?” → to “This machine runs itself.” 

Eliminate Decision Fatigue 

Every time you stop to think about what to do next, you slow down. 

Systems remove that mental drag. You don’t need to remember 
everything. You just follow the playbook you already built. 

💬 Real Talk: I used to run everything in my head - every repair, 
every lead, every lease. It worked... until I scaled. Then I missed 
calls. Lost money. Burned out. Systems saved me. 

 

B. Tools That Save You Time 

Let the Tech Do the Heavy Lifting 

If you’re still managing your deals with notebooks and group texts - 
stop. 
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Here are the modern tools that make you look like a pro and move 
like one too. 

Property Management Platforms 

Buildium, RentRedi, AppFolio, TenantCloud  - these systems 
handle: 

• Rent collection 
• Maintenance requests 
• Lease storage 
• Late notices and tenant communications 

Choose one and go all-in. Your tenants will respect you more. And 
your back office won’t fall apart when you hit 10+ doors. 

[Pro Tip]: Pick one with a mobile app. Tenants are more likely to 
use it - and fewer calls mean more freedom. 

Communication & Task Management Tools 

Slack, Trello, Monday.com, Asana 

Use them to: 

• Track rehab timelines 
• Share punch lists with contractors or VAs 
• Assign and monitor recurring tasks (like tenant follow-ups, 

investor reports, etc.) 

No more guessing who’s doing what - or digging through email 
chains. 

CRM & Deal Tracking Systems 

Notion, REsimpli, Podio, Airtable 
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Your lead flow and deal pipeline need structure. 

Use a CRM to: 

• Track leads by status 
• Automate follow-ups with sellers or agents 
• Keep notes, attachments, photos, and comps in one place 

💬 Real Talk: I lost a six-figure deal because I forgot to follow up 
with a seller who said “maybe later.” My CRM doesn’t forget. 
Neither should yours. 

 

C. Automating Key Workflows 

Less Repetition. More Execution. 

You don’t need a hundred tools. You need a few that are set up right 
- and talk to each other. 

Let’s look at the core workflows you can automate now (without 
needing a tech team or huge budget). 

Lead Generation & Follow-Up 

• Use tools like REsimpli or BatchLeads for direct mail and 
cold calling. 

• Set up automated texts and emails that follow up after 3 days, 
7 days, 14 days. 

• Use web forms that feed into your CRM automatically. 

[Pro Tip]: Speed wins deals. The investor who follows up fastest 
usually gets the contract - even if their offer isn’t the highest. 

Tenant Onboarding & Maintenance 
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• Send leases via DocuSign and store them in your property 
management platform. 

• Automate welcome emails with payment links, move-in 
instructions, and contacts. 

• With the right platform in place, maintenance gets logged, 
tracked, and resolved - without late-night phone calls or 
manual follow-ups. Whether your VA or PM handles it, it 
runs without you. 

It’s smoother for them. And saner for you. 

Investor Reporting & Capital Tracking 

• Use Google Sheets, Stessa, or QuickBooks to create live 
dashboards showing returns, cash flow, and expenses. 

• Send quarterly updates with screenshots, photos, and a 2-
minute voice memo explaining performance. 

• Store capital contributions, equity splits, and repayment 
schedules in one easy-to-read file (or dashboard). 

💬 Real Talk: When investors feel informed, they stick around - and 
reinvest. Automate transparency, and you’ll never have to chase 
money again. 

 

Final Takeaway: Build the Machine Before You Need It 

The worst time to build systems is after things break. 

If you want more freedom, not just more doors - build your systems 
now. Before you’re overwhelmed. Before you scale too fast. Before 
the fires start. 

Because the goal isn’t to work harder on more deals. It’s to work 
less while those deals multiply behind the scenes. 
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Up next, we’re going big. 
Section 4 is all about moving from single-family and small multis… 
into larger multifamily and commercial properties - the real wealth-
builders. 

Let’s get you ready to take that leap. 

Section 4: Scaling Into Larger Multifamily and 
Commercial Real Estate 

From Small Deals to Big Wealth 

Once you’ve nailed a few BRRRRs, the next move isn’t just adding 
more doors - it’s upgrading your entire approach. 
Because here’s the truth: what comes next isn’t more of the same - 
it’s more leverage, more structure, and smarter growth. 
With the right systems in place, the same playbook you used for a 
duplex can scale to a 20-unit - without multiplying your headaches. 

This section is about graduating. 
From hustler to portfolio owner. From investor to operator. 
Let’s break down the jump into larger multifamily and commercial 
real estate - and how to do it without getting crushed. 

 

A. Why Bigger Can Be Better 

Bigger Assets. Better Leverage. 

For most people, “bigger” sounds scarier. 
More doors. More money. More risk. 
But if you’ve been through a BRRRR or two, you already have the 
tools. Bigger just means more efficient. 

ü Economies of Scale 
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A leaky roof on a single-family kills your month. 
A leaky roof on a 20-unit? Just another maintenance ticket. 

• Spread expenses across more units 
• Lower cost per door 
• Shared systems: one lawn, one boiler, one team 

Centralized Management 

• One property = 20 tenants = one address 
• Less driving, less chaos, more streamlined communication 

At scale, your systems do the heavy lifting - so growth feels lighter, 
not heavier. Bigger properties come with bigger teams, not bigger 
chaos. 

Attracting Bigger Capital 

• Commercial assets attract serious investors 
• Banks and lenders are more willing to work with you 
• Your network sees you as a serious operator 

💬 Real Talk: My first 20-unit building was easier to close than my 
third duplex. The seller was a pro. The lender moved fast. And the 
income? Next level. 

 

B. Making the Leap: Transition Strategies 

From Small Fish to Big Game 

So how do you make the move without blowing up your 
momentum? Here’s the roadmap: 

Step-by-Step Transition 
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1. House-Hacking 
Live in one unit. Rent the rest. Get comfortable with tenants 
and repairs. 

2. Small Multifamily (2-4 Units) 
Practice your BRRRR strategy. Build a track record. 

3. 5-15 Units 
The first real step into commercial territory. Lenders evaluate 
these by income, not comps. 

4. 16+ Units 
Scale accelerates. These buildings usually support on-site 
staff or full-time managers. 

You don’t jump. You climb. 

JV Partnerships 

One of the fastest ways to buy bigger is to partner up. 

• Bring the deal, they bring the money 
• Or flip the script - bring capital, and let an experienced 

operator run the show 
• Equity splits are flexible - just make it win-win 

[Pro Tip]: Bigger deals feel safer to seasoned investors. $500K for a 
duplex? Maybe. $500K into a $3M asset with pro management and 
systems? Let’s go. 

Syndication 101 

When should you raise capital at scale? 

• Once you’ve got 2–3 deals under your belt 
• When your network sees your results and wants in 
• When the deal is too good not to share 
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Syndication isn’t for beginners. But it’s how real estate empires are 
built. 
We’ll go deeper on that in the advanced playbook. 

 

C. Evaluating Commercial-Grade Opportunities 

The Metrics That Matter 

In the small world, comps determine value. 
In the big leagues? Income drives everything. 

Cap Rates, Cash Flow & Equity 

• Cap Rate = return based on property income vs. price 
• Cash Flow = money in your pocket after expenses 
• Equity Upside = how much value you can create via rehab, 

rent bumps, or expense trimming 

You’re not just buying doors. You’re buying an income stream - and 
future potential. 

Understanding NOI 

Net Operating Income = Gross Income – Operating Expenses 
This number is everything. Increase NOI by $1, and you could 
increase the building’s value by $10–20 based on market cap rates. 

Example: 
You raise rents by $50 on 20 units = $1,000/month = $12,000/year. 
At a 6% cap rate, you just added $200,000 in value. 

That’s not investing. That’s engineering equity. 

Lending Differences 
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• Lenders use DSCR (Debt Service Coverage Ratio), not your 
personal income 

• They care about the property’s income more than your W-2 
• Loans are usually 5–10 year terms with balloon payments 

Use that to your advantage. Your financials matter less when the 
asset performs. 

[Pro Tip]: Talk to commercial lenders before you hunt deals. Know 
their criteria. Know what they want to see. And build your deal 
around that. 

 

D. Protecting Your Time While Scaling 

Buy Bigger. Live Lighter. 

The biggest mistake new investors make when going big? 

They bring their small-scale habits with them. 

Bigger assets demand a shift from property manager to asset 
manager. 

Asset Management 101 

Your job is no longer plunging toilets or chasing tenants. 
It’s running the business of the building. 

• Reviewing financials monthly 
• Approving budgets and rent strategies 
• Holding your PM accountable 

You’re not in the weeds - you’re at the whiteboard. 

Build a Dashboard 
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Create a master spreadsheet or dashboard that tracks: 

• Occupancy 
• Rents vs. market 
• Expenses 
• NOI 
• Cash reserves 
• Investor returns (if applicable) 

You should know your entire portfolio status in under 5 minutes. 

Know When to Step Back 

The bigger you go, the more tempting it is to get pulled into every 
fire. 
Don’t. 

• Delegate everything you can systemize 
• Focus on high-leverage decisions: acquisitions, financing, 

leadership 
• Give yourself space to think, not just react 

💬 Real Talk: If you’re still taking tenant calls or doing 
walkthroughs on a 30-unit, you don’t own a portfolio - you own a 
job. Build to step back. 

 

Final Takeaway: Big Deals Aren’t Harder - They’re 
Smarter 

Stepping into commercial real estate isn’t about ego. It’s 
about efficiency. 

Bigger deals give you: 

• More stable income 
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• Better teams 
• Stronger financing 
• Real momentum 

You don’t need to be a millionaire to play this game. You just 
need systems, partners, and courage. 

Chapter 8 is your safety net. It’s where we get real 
about mistakes, missteps, and risk - and how to avoid them 
before they cost you deals, dollars, or your peace of mind. 

Section 5: Final Word - Build the Machine, Not 
the Mayhem 

Scale Isn’t Just About Doors. It’s About Freedom. 

You didn’t come this far just to work harder. 

You didn’t learn how to BRRRR, raise capital, build a team, and 
close deals just to build yourself a bigger prison. 

Scaling is not about chaos. It’s about clarity. 
About building something that pays you, frees you, and 
works without wrecking your sanity. 

Let’s land this chapter with the real goal in sight: 

 

You’re Not Scaling for More Chaos - You’re Scaling for 
More Life 

More units should mean less stress, not more. 
More revenue, not more headaches. 
More leverage, not more labor. 
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If it feels like the more you grow, the busier you get - you’re doing 
it wrong. 

Real scale happens when: 

• Your phone rings less 
• Your team handles more 
• Your systems do the work while you focus on vision 

That’s the difference between hustling and operating. 

 

The Ultimate ROI Is Freedom 

Money is great. 
Cash flow is critical. 
Equity is how you build wealth. 

But the real return you’re after? 

Time. 

• Time with your kids. 
• Time to take a trip mid-week. 
• Time to walk properties not because you have to, but because 

you want to. 

This isn’t about stacking properties. 
It’s about stacking freedom. 

Because when you build it right, the portfolio works harder than you 
do. 
And that’s the life you promised yourself back in Chapter 1. 
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Next Up: Avoid the Traps That Take You Out 

Here’s the truth most won’t say: 

Most people fail during the scale phase. 
Not in the beginning. Not on the first deal. 

They fail when: 

• Their team can’t keep up 
• Their systems break under pressure 
• They grow too fast, too sloppy 
• They skip the fine print and sign bad debt 

Chapter 8 is your seatbelt. 

Because what builds fast can crash faster - unless you know how to 
steer through the sharp turns. 
 
It’s the chapter that saves you six figures - by showing you where 
the cliffs are before you get too close. 

We’re going to unpack: 

• The real mistakes that sink new operators 
• The legal and financial traps that no one tells you about 
• How to build a portfolio that thrives - without destroying 

your peace of mind 

You’ve built the machine. Now let’s make sure it doesn’t blow 
up. 
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Chapter 8: Avoiding Costly Mistakes 

How to Protect Your Portfolio, Your Money, 
and Your Sanity 

 

Section 1: Common Mistakes New Investors 
Make 

You’ve made it this far - found deals, raised money, structured 
partnerships, even scaled your portfolio. But let me hit you with 
some truth that took me years and a few gut punches to learn: 

One bad move can wipe out ten good ones. 

Success in real estate isn’t just about what you do right. 
It’s about what you don’t screw up. 

So, in this section, I’m pulling the curtain back on the exact mistakes 
that eat investors alive. The ones that kill deals, drain bank accounts, 
and send promising entrepreneurs right back to their 9–5, swearing 
off real estate forever. 

These aren’t theoretical. 
They’re real, common, and they don’t care how smart or motivated 
you are. 

Let’s break them down - so you can dodge every single one. 

 

A. Underestimating Rehab Costs and Timelines 

This one’s a killer. And it almost always starts with four words: 
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“It shouldn’t cost much.” 

That mindset? It’s cost people fortunes. 

 

• Trusting rough estimates instead of line-item bids 
You walk through the property with a contractor, and he 
says, “Probably around 30 grand.” You write that into your 
numbers, close the deal, and start the rehab… 

…and $65K later, you’re tapped out, your investor’s pissed, and 
you’re wondering where it all went wrong. 

Here’s where: 
You accepted a guess instead of demanding a line-by-line scope of 
work with pricing for labor and materials. 

Never accept a round number. Never accept a shrug. 
Get every item priced out - even the little stuff. That’s how pros do 
it. 

 

• Not building in contingencies 
Something will go wrong. Mold, foundation cracks, faulty wiring  -  
whatever it is, it wasn’t in the budget. 

You need to expect the unexpected. 
Build in at least 15–20% contingency above your renovation 
budget. If your scope says $50K, budget $60K. If you don’t need it? 
Great. But if you do - you’ll survive. 

The ones who skip this step are the ones who can’t finish the job 
when surprises hit. And they lose everything. 
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• Letting contractors control the schedule 
You give them too much trust, they give you too many excuses. 

• “We got another job right now.” 
• “Materials are delayed.” 
• “I’ll get to it next week.” 

You’re not just managing a project - you’re managing time, money, 
and momentum. And the longer a rehab drags, the worse your 
returns get. 

Set timelines, enforce milestones, and put penalties into your 
contracts. 
If they’re late without cause, they lose money. That’s the only 
language that matters in this game. 

 

B. Overpaying at Purchase 

You can screw up a lot and still come out okay - if you buy right. 
But if you overpay going in? You’re toast before the rehab even 
starts. 

 

• Failing to run comps the right way 
Too many new investors pull numbers off Zillow or Redfin and 
assume they’re accurate. But comps are only useful when 
they’re tight matches: 

• Same square footage 
• Same number of beds and baths 
• Same neighborhood or school district 
• Similar lot size and condition 
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Don’t cherry-pick the highest sold price to justify your deal. Run it 
like a bank would - conservative, objective, unemotional. 

Back in Chapter 2, we talked about finding true deals - not just 
cheap listings. This is where that skill pays off. Running clean comps 
is how you avoid locking in failure from Day One. 

 

• Getting emotional about the “potential” 
You walk into a beat-up property and start picturing granite 
counters, cash flow, and passive income. But what you’re seeing is 
what it could be - not what it is. 

And in that emotional high, you start rationalizing. You pay too 
much, thinking you’ll “make it up on the back end.” 

But real estate doesn’t care how excited you are. 

You don’t get paid for potential. You get paid for execution. 
So buy with discipline. Not dopamine. 

 

• Skipping due diligence or buying blind 
I’ve seen people buy sight unseen because the numbers looked good 
on paper. Then they get inside and realize the floor’s caving in or the 
neighbor’s pit bulls roam free. 

Always get eyes on the property. Always get an inspection. 
If you’re not local, send someone you trust. If you skip due 
diligence, you're not investing - you're gambling. 

 

C. Weak Tenant Screening 
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Good tenants make you money. 
Bad tenants make you lose your mind. 

This is one area where being “nice” or “desperate” will absolutely 
wreck you. 

 

• Renting to anyone “just to cover the mortgage” 
You’ve got bills due, the unit’s been vacant for a month, and 
someone with cash in hand wants to move in. Feels like a win… 
until they stop paying, trash the place, and cost you five times what 
you saved. 

Desperation attracts disasters. 

Be patient. Screen thoroughly. The right tenant is worth the wait. 

 

• Ignoring red flags in credit or background 
“Oh, they had an eviction two years ago - but they seem like a good 
person now.” 
Let me translate that: You’re about to get evicted from your own 
peace of mind. 

Run credit. Run background. Call references. Verify everything. 
People show you who they are. Believe them the first time. 

Running a full criminal background check may feel 
uncomfortable, but it helps you avoid many of the worst renters 
- the ones who lie, steal, damage units, or disappear mid-
lease. Trust your gut but let the data back you up. 

I once had a guy with a clean smile and a sob story about a divorce. 
One skipped background check later, he turned out to have two 
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evictions and a felony. Cost me five grand and three months of 
drama. 

 

• Failing to verify income and rental history 
If they say they make $4K a month, get the pay stubs. Call the 
employer. Make sure the math works. 

Same with rental history - don’t just accept a phone number. Google 
it. Make sure it’s the actual landlord and not a friend pretending. I've 
seen it happen. 

This is your business. Protect it like one. 

 

D. Trying to Scale Without Systems 

Scaling is sexy. But scaling without structure? That’s suicide. 

 

• Treating each deal like a one-off 
If every property has its own spreadsheets, contractors, bank 
accounts, and back-of-napkin notes, you’re not building a business - 
you’re building chaos. 

Standardize your process. 
Create templates. Use systems that scale - not ones that die the 
moment you get busy. 

 

• Doing everything yourself = guaranteed burnout 
I get it. You’re capable, hungry, and don’t trust others to do it right. 
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But if you’re running the numbers, swinging the hammer, showing 
the units, managing the books, and chasing late rent? 

You’re not building freedom. You’re building a prison. 

Start outsourcing. Use virtual assistants. Hire property management. 
Focus on being the CEO - not the handyman. 

 

• Neglecting bookkeeping or relying on memory 
If your “system” is a shoebox full of receipts and a foggy 
recollection of what tenant paid what, you’re in trouble. 

Track income and expenses in real time. 
Use software, apps, or hire a bookkeeper. 

The IRS doesn’t care how busy you were. And neither will your 
CPA. 

 

Key Takeaway: 

The path to wealth is lined with landmines. 
Avoiding these mistakes isn’t just about saving money - it’s about 
protecting your momentum, your mindset, and your mission. 

Learn from those who’ve bled already. 
You don’t need to touch the stove to know it burns. 

Section 2: Legal and Financial Pitfalls to Avoid 

There’s the stuff that looks like it’ll kill your business - bad tenants, 
blown budgets, shady contractors. 
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And then there’s the stuff that actually kills it: 
Legal landmines. Financial blind spots. IRS audits. Lawsuits. Frozen 
bank accounts. 

The kind of mistakes you don’t notice until it’s way too late. 

This section is your warning shot. 
Because what you don’t know can cost you your business… and 
sometimes your freedom. 

 

A. Sloppy Paperwork = Lawsuits 

I’ll be blunt: if your business isn’t built on paper, it doesn’t exist. 

Verbal agreements, handshake deals, “I thought we agreed on that” - 
that stuff works great right up until someone decides they’re 
unhappy. 
Then they call a lawyer, and you realize just how much you left 
exposed. 

 

• Not using attorney-reviewed leases 
If you're pulling lease templates off Google or using your buddy’s 
old one from 2012, you’re setting yourself up to lose. Every state - 
and even city - has different landlord-tenant laws. One wrong clause 
can invalidate the whole lease. 

Get an attorney-reviewed lease that’s specific to your area and 
your property type. 
It’s a one-time cost that can save you from a lifetime of regret. 
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• Verbal agreements with contractors or tenants 
“I told him I’d pay $2,500.” 
“No, you said $3,500 with tile included.” 

Good luck proving anything without a written contract. 

Same goes for tenants. Don’t agree to a payment plan, a pet policy, 
or a late-fee waiver without documenting it in writing - signed and 
dated. If they change their story in court, it’s your word vs. theirs. 
And guess what? Judges don't care about your memory. They care 
about paper trails. 

 

• Not documenting change orders, walkthroughs, or repairs 
Your contractor swapped out flooring? Get it in writing. 
Your tenant said the heater stopped working? Log the maintenance 
call. 
You walked a unit and noted damage? Snap photos and date them. 

Documentation isn’t extra work - it’s insurance. 
Because when shit hits the fan, whoever has the best records usually 
wins. 

 

B. Misclassifying Contractors and Employees 

There’s a fine line between “hustling” and breaking the law. And if 
you blur that line, the IRS or the Department of Labor will make 
sure you feel it. 

 

• Paying under the table or skipping 1099s 
Look, I get it. You hire a guy for $300 to patch some drywall, hand 
him cash, and move on. No paper trail, no taxes, no big deal. 
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Until you hire that same guy regularly… and he gets hurt on the job. 
Or files unemployment. 
Or the IRS audits him and comes looking for you. 

If you pay a contractor more than $600 in a year, you’re legally 
required to issue a 1099-NEC. Skip that, and you’re liable for 
penalties, back taxes, and even fraud. 

 

• Getting burned on insurance claims or audits 
Let’s say you claim a contractor is independent, but they only work 
for you, use your tools, wear your shirts, and follow your schedule. 
Guess what? That’s an employee in the eyes of the law. 

If they get injured, and they’re not covered by workers' comp? 
You’re on the hook. Full medical costs, lawsuits, the works. 

Make sure every person who works for you is properly classified, 
insured, and paid through the right channels. Don’t play games here 
- they end badly. 

 

• Not pulling required permits 
Trying to save time or money by skipping permits? You might save 
a few bucks today - and spend tens of thousands fixing it later. 

Cities can: 

• Red-tag your project 
• Force you to undo completed work 
• Hit you with fines 
• Delay refis or sales indefinitely 

Always check what’s required before you build. 
Permits are a pain, but unpermitted work is worse. 
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I once had a $400K refinance delayed three weeks because we 
skipped a permit on a water heater install. That $79 permit? It ended 
up costing me $1,800 in lost rental income. Never again. 

 

C. Mixing Personal and Business Funds 

This is where amateur hour really shows. 

You want to build a real estate business? Then you need to treat it 
like one - and that starts with your money. 

 

• No separate LLC or bank account 
If you’re buying property in your own name and collecting rent into 
your personal checking account, you’re doing two things: 

1. Making your life hell come tax time 
2. Destroying your legal protection 

An LLC doesn’t protect you if you don’t treat it like a separate 
entity. That means separate bank accounts, separate cards, separate 
books. Period. 

 

• Co-mingling investor capital with operating cash 
This one will get you sued fast. 

If someone gives you money to invest and you mix it with your 
property’s rent income, utility bills, or contractor payments - even if 
you “keep track” in your head - you’re risking breach of fiduciary 
duty. 
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And in the investor world, that’s the ultimate sin. 
Always isolate investor funds in their own account with proper 
documentation. Don’t touch it unless it’s written in the agreement. 

I’ve seen an investor buddy get sued by his own partner because a 
$6,000 HVAC payment came out of the wrong account. They had no 
fraud intent - just sloppy money handling. That lawsuit cost more 
than the HVAC ever did. 

You learned in Chapter 5 how trust fuels private capital. Sloppy 
money handling destroys that trust fast. Protecting investor funds 
isn’t just legal - it’s your reputation. 

 

• Risking liability, confusion, and IRS attention 
When you mix funds, the paper trail disappears. And when the paper 
trail disappears, liability pierces the corporate veil. 

That means if you get sued or audited, your LLC won’t protect you. 
Your personal assets - house, car, savings - can all be on the line. 

Keep it clean. Keep it separate. Keep it defensible. 

 

D. Ignoring Tax Planning 

Real estate is a tax game. 
The rich get richer because they plan ahead - not because they wing 
it. 

 

• Missing deductions (e.g., cost segregation, depreciation) 
If you’re not using depreciation to offset your rental income, you’re 
paying taxes you don’t owe. 
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If you’re not running cost segregation studies on larger properties 
to accelerate depreciation, you’re leaving five or six figures on the 
table. 

The tax code is built for investors - but only the ones who 
understand it. 
Hire a tax strategist who works with real estate investors 
specifically. A good one is worth more than a great deal. 

 

• Not planning for capital gains or cash-out refi tax events 
When you sell a property or do a cash-out refi, there are tax 
consequences. You need to be ready for: 

• Capital gains 
• Depreciation recapture 
• Passive activity loss limitations 

If you wait until after the transaction to start asking 
questions, you’ve already lost. 

Tax strategy is proactive, not reactive. 

 

• Waiting until tax season to "figure it out" 
If your plan is to dump a box of receipts on your accountant’s desk 
in March and hope for the best, you're not running a business - 
you're playing Russian roulette with your finances. 

Meet with your CPA quarterly. 
Stay organized. Plan ahead. 

That’s how you maximize your wealth and keep it. 
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Key Takeaway: 

This business isn’t just about cash flow - it’s about protection. 
Legal and financial structure is what keeps your empire standing 
when things get messy. 

Don’t wait for a crisis to start caring about this stuff. 
Do it now. Build it right. 
Because in real estate, the ones who play smart - win big. 

Section 3: How to Manage Risk Like A Pro 

Risk is baked into this game. You can’t eliminate it - but 
you can control it. 

The difference between a rookie and a pro isn’t who avoids all the 
problems. 
It’s who’s prepared for them. 

This section is about protection - protecting your money, your time, 
your assets, and your sanity. The smarter you are on the front end, 
the fewer fires you’ll have to put out on the back. 

 

A. Insurance That Actually Covers You 

Not all policies are created equal - and most rookie investors don’t 
find out until it’s too late. The right insurance won’t just protect your 
building; it protects your business, your personal finances, and 
your future wealth. 

 

• Having the right policy: landlord vs. homeowner 
This one’s simple but deadly. 
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If you're holding a rental property and your insurance is a regular 
homeowner’s policy, you’re not covered. 

Homeowner policies assume you’re living in the property. They 
don’t cover tenant damages, lost rent from vacancies, or landlord-
specific liabilities. 

You need a DP3 or landlord policy. It covers: 

• Rental income loss 
• Vandalism 
• Tenant-caused damages 
• Liability from slip-and-falls or worse 

Don’t let your agent talk you into the wrong policy just to save a few 
bucks. Get what actually protects you. 

I’ve seen investors try to cut corners and use a homeowner’s policy 
for a rental - only to get denied when a tenant flooded the place. 
Insurance said, “Wrong policy, not covered.” That’s a $12K mistake. 

 

• Umbrella coverage and liability protection 
If someone sues you for $500K and your landlord policy only covers 
$300K, where do you think the rest comes from? 

You. 

That’s why you get an umbrella policy - a backup layer of 
protection that kicks in when your base coverage runs out. 

They’re cheap - often $200–$500/year per million in coverage - and 
they’re a must once you start scaling. You don’t want to lose a 
portfolio over a broken ankle. 
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• Vacancy, rehab, and builder’s risk coverage 
Standard landlord policies may exclude coverage if the property is 
vacant over 30 or 60 days. 

If you're doing a BRRRR or a value-add rehab, you’re exposed the 
second it sits empty or under construction. That’s where builder’s 
risk insurance comes in. It protects your property during renovation 
- theft, fire, storm damage, even contractor accidents. 

Talk to your insurance broker before every new deal. Make sure 
your coverage evolves with the property. 

 

B. Building a Legal & Entity Structure 

This is how the pros protect the empire. Not just from lawsuits - but 
from chaos. 

Structure isn’t just about avoiding problems. It’s about scaling with 
confidence. 

 

• Why LLCs matter - and when they don’t 
An LLC can protect you - but only if you use it right. 

You need separate bank accounts, clean bookkeeping, and no co-
mingling of funds. If you treat your LLC like a hobby, courts will 
too. That’s how people get personally sued even though they “had an 
LLC.” 

At the same time, don’t fall into analysis paralysis. You don’t need 
12 LLCs before you close your first deal. You can buy in your name 
and move it into an LLC later - just make sure you do it correctly 
with your lender and title company involved. 
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• Series LLCs, holding companies, and land trusts 
Once you scale, your structure should scale with you. 

• Series LLCs (available in certain states) allow you to create 
mini-LLCs under one umbrella, isolating risk without a 
dozen filing fees. 

• A holding company owns your operating LLCs, creating 
another layer of protection. 

• Land trusts add anonymity - useful in states where lawsuits 
are as common as car washes. 

None of this is required to get started, but it becomes essential when 
you start building real wealth. 

 

• Creating firewalls between properties 
If Property A burns down and a tenant sues for damages; you don’t 
want them reaching Property B. 

That’s why savvy investors segregate assets. Whether it’s one 
property per LLC or splitting them into logical groups, the point is 
this: 

Don’t put your whole kingdom on one foundation. 
If it cracks, you lose everything. 

 

C. Emergency Reserves: Your Safety Net 

This business will test you - your cash flow, your patience, your 
ability to sleep at night. Having real reserves separates the ones 
who survive from the ones who scramble and sell. 
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• How much cash to keep per unit 
A good rule of thumb: $300–$500 per unit in true reserves. 

That’s not your capex fund, not your vacancy budget - this is your 
“oh sh*t” money. 
Furnace dies in winter? Covered. 
Plumbing backup on Christmas? Covered. 
Lawsuit? Fire? HVAC explosion? Covered. 

This isn’t optional. This is business insurance in cash form. 

 

• Separating capex, vacancy, and operating reserves 
Lumping all your reserves into one pile is a trap. You spend it 
without realizing what it was for. 

Break it down: 

• CapEx (Capital Expenditures): Roof, HVAC, major 
systems. Fund it monthly. 

• Vacancy: Assume 5–10% of gross rents will disappear. Plan 
for it. 

• Operating reserves: Keep a 1–2 month cushion for 
expenses. 

Put each into its own labeled account. When money moves in or out, 
you’ll know exactly where you stand. 

 

• Lines of credit as backup - not a crutch 
Having a HELOC or business line of credit is smart - it gives you 
flexibility in a crunch. 
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But don’t rely on borrowed money as your only plan. Lenders 
pull lines, change terms, or freeze accounts overnight. 

Credit is a parachute, not a budget. Your real safety net is your 
reserves. 

 

D. Proactive Property Management 

Most investors only manage their properties when something goes 
wrong. 
That’s like only brushing your teeth when they hurt. 

Proactive management saves time, money, and stress. It also keeps 
your buildings profitable and your tenants in line. 

 

• Routine inspections: prevention is cheaper than repair 
Walk your units every 3–6 months. Look for leaks, code violations, 
unauthorized pets, or roommates. 

Catching a slow leak early saves thousands. 
Finding out someone’s running a daycare from your rental? 
Priceless. 

Don’t assume silence = everything is fine. Inspect, document, and 
stay on top of it. 

 

• Setting expectations with tenants early 
Want fewer problems? Start at the beginning. 

Before move-in: 
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• Review lease terms clearly 
• Explain maintenance request procedures 
• Set the tone: “We’re responsive, but we expect respect and 

responsibility” 

Tenants will rise - or fall - to the standard you set. 

 

• Documenting everything - photos, emails, texts 
Every conversation, repair request, or agreement? Get it in writing. 

Take time-stamped photos before and after move-in. 
Keep email chains for every repair. 
Save text threads about late rent or lease changes. 

When a tenant claims, “you never told me” your phone becomes 
your best defense. 

 

Key Takeaway: 

Smart investors manage risk on the front end. 
They don’t wait for the flood, fire, or lawsuit - they plan for it. 

Build in protection. 
Think like a business owner. 
And remember: no one goes broke from being too prepared. 

Section 4: Lessons from the Field - Real 
Mistakes, Real Losses 

If you think you’re going to nail this game without ever screwing 
up… 
You’re already making your first mistake. 
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Even the best investors catch L’s. What separates the winners is 
they learn from them. They don’t let mistakes break them - they let 
them build sharper instincts, stronger systems, and bulletproof 
habits. 

In this section, I’m not pulling from theory - I’m pulling 
from my screwups and the real-world burns I took so you don’t have 
to. 

 

A. The Deal That Looked Perfect… Until the City Stepped In 

On paper, this was a slam-dunk. 

It was an off-market duplex in an “up-and-coming” neighborhood. 
Rents were under-market, seller seemed motivated, and the bones 
looked solid. I ran my numbers, negotiated hard, and locked it up 
with confidence. 

What I didn’t know? 
The seller had done a full garage conversion without permits - and 
now the city was ready to swing the hammer. 

 

• Hidden permit violations 
After closing, I submitted plans for a small improvement - nothing 
major. That’s when code enforcement flagged the garage unit. No 
permit on file. No inspection record. It wasn’t even zoned for 
multifamily use. 

City slapped a stop-work order and gave me two choices: 

1. Convert it back at my own expense 
2. Get an architect to redesign, submit for zoning approval, and 

bring it all up to code 
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Neither was cheap. Neither was fast. 

 

• Code enforcement liens 
To make matters worse, I found out the city had already issued 
citations to the prior owner - and those fines rolled over with the 
property. 

I inherited $3,600 in liens I didn’t even know existed. And because I 
didn’t catch it during due diligence, I couldn’t go back on the seller. 
That’s on me. 

 

• What it cost - and what it taught me 
Between redesigning the layout, getting legal, paying liens, and 
losing rental income during the delay, I ate close to $15,000 on a 
“sure thing.” 

Lesson learned: 
Pull permit history on every property. Check zoning. Call the 
city. 
Don’t assume because it looks nice that it’s legal. 

 

B. Tenant from Hell: How Skipping One Step Cost Me $7,000 

This one stings because I saw the red flags… and ignored them. 

I had a vacant unit, bills piling up, and a seemingly “nice” applicant 
who just needed a break. I rushed the screening to stop the bleeding - 
and ended up hemorrhaging instead. 
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• Weak lease terms 
Instead of using my usual attorney-vetted lease, I went with some 
generic online template just to get it done. 

Big mistake. 
No clear clauses about maintenance, late fees, guest policies, or 
damages. It was basically a green light for tenant chaos. 

 

• No proper move-in documentation 
I skipped the walk-through photos. Didn’t collect the move-in 
checklist. Took her word on the security deposit terms. 

When she stopped paying rent and trashed the place? 
She claimed it was “already like that.” And I had nothing to prove 
otherwise. 

 

• The eviction process and financial bleed 
It took nearly three months to get her out - rent-free, with utilities 
still running. When I finally got access, I found: 

• $3,500 in damages 
• $1,800 in unpaid rent 
• $1,700 in legal and court fees 

Total loss? Over $7,000. 

Lesson learned: 
Never shortcut tenant screening - no matter how desperate you 
are. 
Desperation leads to regret. Documentation prevents it. 
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C. How a “Cheap Contractor” Ended Up Being the Most 
Expensive Decision 

The bid was half of what others quoted. He talked a good game. 
Seemed hungry, flexible, and said he could start “immediately.” 

He started alright - then disappeared halfway through with my 
deposit and a torn-up unit left behind. 

 

• Cutting corners 
He used the cheapest materials, skipped proper prep, and left a trail 
of half-finished work. I brought in a new crew and had to demo and 
redo almost everything he touched. 

The tile was uneven. Paint was bubbling. Plumbing lines weren’t 
even connected. I kid you not - the bathroom vanity was glued to the 
wall with construction adhesive. 

 

• Walking off the job mid-project 
After the second partial payment, he stopped showing up. Then he 
ghosted. I didn’t have a contract. Didn’t have lien releases. Didn’t 
have anything to chase him with. 

When I finally reached him, he claimed I “owed more than we 
agreed.” Total hustle move - and I walked into it. 

 

• Why paperwork and payment schedules matter 
Now? Every project starts with: 

• A signed scope of work 
• Payment schedule tied to completed milestones 
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• Proof of insurance 
• W-9 on file 
• Daily photos sent by text or uploaded to a shared folder 

Lesson learned: 
Cheap labor can cost more than top-dollar professionals. 
Price should never outweigh trust and structure. 

 

D. Getting Sued Over a Loose Railing 

This one nearly knocked the wind out of me. Literally one loose 
screw almost turned into a six-figure disaster. 

A tenant’s guest leaned on a stair railing - it gave way, and he fell 
four feet onto concrete. Cracked ribs, fractured wrist, and a lawsuit 
filed within two weeks. 

 

• A real slip-and-fall case 
He wasn’t even my tenant. Just visiting. But that didn’t matter - it 
happened on my property. 

Turns out my contractor “forgot” to secure the railing properly 
during a stair repair. I didn’t double-check. I trusted that it was done. 

 

• Insurance gaps exposed 
My base landlord policy covered injuries - but the umbrella policy 
had lapsed. 
It had expired two months prior. I hadn’t renewed. 

Had the claim gone above my policy limit, the rest would’ve come 
out of my personal assets. 
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• How to document and protect better moving forward 
Now, every unit turnover includes a safety checklist: 

• Handrails and stair treads 
• Smoke detectors 
• GFCI outlets 
• Fire extinguishers 
• Window locks 
• Exterior lighting 

And I photograph every safety repair as it’s done - with time 
stamps and notes. That’s your legal armor if something ever goes 
sideways. 

Lesson learned: 
Safety and documentation aren’t optional. 
One fall, one photo, one insurance policy - that’s the line between 
protection and devastation. 

 

Key Takeaway: 

Every scar tells a story - but every story can become a strategy. 

Don’t just avoid these mistakes. Understand them. 
Build systems that prevent them. 
And when you do mess up (because you will)? Own it. Learn fast. 
Move smarter. 

Section 5: Final Word - Mistakes Don’t Have to 
Be Fatal 

Let’s be real: 
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You’re going to mess up. 
You’re going to miss things. 
You’re going to wish you could rewind certain decisions. 

Welcome to the club. That’s how you earn your stripes. 

But here’s the truth most gurus won’t say: 
Mistakes aren’t what kill your dreams - avoidance, ego, and 
ignorance are. 

 

Every Mistake Is Tuition - Unless You Repeat It 

You can read every book, binge every podcast, and listen to every 
mentor out there… 

…but nothing teaches you like getting kicked in the teeth by a bad 
decision you made. 

That pain? That embarrassment? That financial hit? 
That’s tuition. That’s your degree in experience. 

But the second time? That’s just stupidity. 
Learn the lesson once. Write it down. Systematize it. Protect 
yourself. 

Mistakes are tuition. Repetition is negligence. 

 

Risk Is Part of the Game - But Most of It Is Preventable 

Real estate has risk. That’ll never change. 
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You’re working with big numbers, unpredictable humans, aging 
buildings, city politics, economic shifts, and Murphy’s Law lurking 
in every deal. 

But you know what? Most of the pain is self-inflicted. 
It doesn’t come from the market. 
It comes from rushing. Sloppiness. Wishful thinking. 
It comes from skipping steps to “save time” - which ends up costing 
you ten times more later. 

You can’t eliminate risk. But you sure as hell can manage it like a 
pro. 

 

The Smarter You Move, the Stronger You Scale 

If you want to grow fast and build real wealth - not just flip a couple 
houses and burn out - then avoiding mistakes isn’t just about safety. 

It’s about scalability. 

Because every time you systemize a lesson… 
Every time you plug a leak… 
Every time you protect your downside… 
You free up energy, time, and capital to grow faster. 

Smart investors don’t move slow. They just move smart. 
And that’s what keeps them in the game long enough to win big. 

Key Takeaway: 
Mistakes don’t kill momentum - staying stuck in them does. 
Learn fast, build systems, and never stop moving forward. 
Real success is built on scars, not perfection. 

 



www.NoMoneyMillionaire.com 178  
 

Preview of the Conclusion: Taking Action, Building 
Confidence, and Never Looking Back 

If you’ve made it this far, you’ve absorbed the whole blueprint: 

• How to think like a No Money Investor 
• How to find deals 
• How to raise capital 
• How to structure, renovate, rent, refinance, and repeat 
• How to avoid the traps that take most investors out 

The only thing left? 
Action. Confidence. Conviction. 

The final chapter is your launch pad - a no-fluff breakdown of how 
to take everything you’ve learned and start executing today. Not 
next year. Not when you “feel ready.” Now. 

Because once you start stacking wins and proving to yourself what’s 
possible… 
There’s no going back. 

The mistakes are out of the way. The systems are in place. What’s left 
now is courage - and commitment. Let’s go build your empire. 
Turn the page. It’s time to take the shot. 
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Conclusion & Next Steps: From 
Knowledge to Movement 

You Know the Playbook - Now It’s Time to Run 
It 

Section 1: Taking Action Now - Even If You 
Feel Unprepared 

 

A. Action Beats Perfection 

Let’s be real - you’re never going to feel “ready.” 

Not on the first call with a seller. 
Not when you pitch your first investor. 
Not when you sign your first contract. 

That voice in your head that says, “Maybe I need to study a little 
more”? It’s lying to you. That’s your fear dressing up like logic. 
And if you don’t shut it down early, it’ll talk you out of every 
opportunity you ever get. 

Clarity doesn’t come from thinking. 
It comes from doing. 
From making the call. Sending the email. Walking the property. 
Screwing up. Fixing it. And getting sharper each time. 

You don’t need perfection. You need movement. 

Start where you are. With what you’ve got. 
Whether that’s $50 in your pocket, zero credit, or no experience. 
The only qualification you need to start this game - is a decision. 
Everything else can be learned, borrowed, or figured out on the way. 
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B. How Fear Disguises Itself as “Planning” 

Fear is sneaky. It doesn’t always show up as panic or anxiety. 
Sometimes it looks like strategy. 
Like “just watching one more video.” 
Like “taking a few more months to prep.” 
Like “waiting for the market to cool down.” 

But that’s not strategy. That’s stalling. 

I’ve seen people binge podcasts and YouTube for years and still 
never pull the trigger on a deal. They know every term, follow every 
influencer, and could pass a real estate exam blindfolded - but 
they’ve never made an offer. Never raised a dollar. Never risked 
rejection. 

Why? Because perfectionism is procrastination in disguise. 

The ones who win in this game aren’t the ones who knew the most 
on Day One. 
They’re the ones who moved anyway. 
Made the call anyway. 
Took the meeting even when their voice shook. 

They took messy, imperfect action - and that’s why they’re ahead 
now. 

 

C. Start Small - But Start 

You don’t need to start with 20 units. Or $1 million. Or a portfolio 
that impresses TikTok. 
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You need one door. 
One deal. 
One win that makes you say, “Damn… I can actually do this.” 

That’s where everything changes. 

You could house hack your way in - live in one unit, rent the others. 
You could partner with someone who brings the money while you 
bring the hustle. 
You could Joint Venture a BRRRR deal - where someone fronts the 
cash, and you run the project. 

All of that is possible. Right now. Even if you’re broke. Even if 
you’re scared. 

But it only happens if you take the first swing. 
Not next year. Not when you “feel ready.” 
Now. 

Because real estate doesn’t reward hesitation. 
It rewards action. And repetition. And resilience. 

 

💬 Real Talk: 
I built a multimillion-dollar portfolio using other people’s money. 
I’ve done big deals, scaled across cities, and created financial 
freedom I never thought I’d have growing up. 

But my first deal? 
I was scared as hell. I had no roadmap. No fancy credentials. Just 
belief in myself, and a decision that I wasn’t going back to being 
broke. 

I took the leap - and figured it out mid-air. 

So will you. 



www.NoMoneyMillionaire.com 182  
 

Section 2: How to Find Your First (or Next) 
Deal 

 

A. The 3 Best Places to Start Looking 

If you’re sitting around waiting for a perfect deal to show up in your 
inbox, you’re already behind. 
Deals aren’t found. They’re hunted. 

And lucky for you, there are proven hunting grounds. 

1. Local Wholesalers & Investor Meetups 
These are gold mines - not because they guarantee perfect deals, but 
because they plug you into the network. Every local market has 
wholesalers assigning contracts, flippers offloading projects, and 
landlords ready to sell quietly. 

Start attending meetups. DM wholesalers. Introduce yourself. 
Deals get passed around privately before they ever hit public sites. 
You want to be in those circles. 

2. Distressed Properties on Facebook Marketplace and Craigslist 
Yep - the old-school stuff still works. 
Craigslist, Facebook Marketplace, Zillow “Make Me Move” listings 
- these are where tired landlords and accidental owners post when 
they don’t want to pay a realtor. 

Look for phrases like: 

• “Needs work” 
• “Selling as-is” 
• “Motivated seller” 
• “Cash only” 

They’re waving a flag that screams: Bring me a solution. 
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3. Out-of-State Markets with Strong Rent-to-Price Ratios 
If your local market’s too expensive or too competitive, zoom out. 
There are towns and cities across the country where you can still buy 
a solid rental under $100K and cash flow from day one. (I’ve built 
wealth in places most people can’t even find on a map.) 

Start with metros where rent-to-price ratios are high - 1% rule or 
better. 
Focus on landlord-friendly states. 
Run the numbers like a pro. 
Chapter 2 already gave you the framework - this is where you apply 
it. 

 

B. Create Your Lead Flow 

Waiting for deals is not a strategy. 
You need deal flow - a steady pipeline of opportunities coming to 
you. And you don’t need money to create it. Just effort and 
consistency. 

1. Direct-to-Seller Marketing 
Mail. Text. Cold call. Knock on doors. 
You’re not trying to convince people to sell - you’re trying to find 
the ones already thinking about it. 

Even a simple message like, “Hi, my name is David. I’m a local 
buyer looking for off-market properties. Have you thought about 
selling this one?” can open the door to a six-figure opportunity. 

Consistency > complexity. 
Don’t overthink the message - just get it out there. 

2. Driving for Dollars with Intent and Follow-Up 
Get in your car. Drive neighborhoods. Look for: 
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• Overgrown grass 
• Boarded windows 
• Mail piling up 
• Gutters falling off 
• Code enforcement stickers 

Write down the address. Look up the owner. Reach out directly. 
The best deals are the ones no one else is looking at - but you 
spotted because you had your eyes open and boots on the ground. 

3. Build Your “Deal Radar” 
The more deals you analyze, the faster your brain gets at spotting 
potential. 

Scan listings daily. Run rough numbers in your head. 
Practice calculating ARVs, rehab costs, rent comps. 

At first, it’ll feel clunky. But soon, you’ll glance at a property and 
know instantly: Yes or no. That’s when your instincts start catching 
fire. 

 

C. Partnering as Your Fastest Shortcut 

Here’s the truth most new investors miss: 
You don’t have to go solo. In fact, you shouldn’t. 

Partnering is how you fast-track everything - skills, confidence, and 
access. 

1. Bring Hustle, Not Money 
You might not have capital. But what you do have is time, grit, and 
willingness to do the work. 

You can: 
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• Source the deal 
• Manage the rehab 
• Run the numbers 
• Handle the tenants 
• Deal with the contractors 

That’s valuable. Don’t underestimate what you bring to the table. 

2. How to Approach Experienced Investors Without Sounding 
Needy 
Here’s the worst pitch: 
“Hey, I’m new and don’t have any money - can you help me?” 

Here’s the better one: 
“Hey, I’ve been learning this business, and I’ve started building lead 
flow. I don’t have capital yet, but I’m willing to hustle my ass off 
and I’m looking for a partner to team up on the right deal. Can I 
show you a couple things I’m working on?” 

Confidence. Clarity. Hustle. 
That’s what gets attention. 

3. Structure Win-Win Splits on Your First Few Projects 
You don’t need to make a killing right away. You need to 
build credibility. 
Structure your partnerships so your investor wins, and you get proof 
of concept. 

Let them bring the money and take 60%. 
You take 40% and handle the grind. 
Now you’ve got a portfolio. Now you’ve got a story. Now people 
start paying attention. 

 

[Pro Tip]: Your first few deals aren’t about profit. They’re 
about progress. 
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Get the experience. 
Build your rep. 
Get that first win on paper. 

The money will come - fast - once people see you’re real. 

Section 3: The Power of Mentorship and 
Learning from Others 

 

A. You Don’t Need to Learn Every Lesson the Hard Way 

You’ve probably been told, “The best way to learn is by doing.” 
That’s half true. 

The best way to learn… is by doing with the right people in your 
corner. 

Because real estate doesn’t just cost money when you mess up - it 
costs time, credibility, and momentum. 

Mentorship compresses all three. 

• A mentor can take five years of trial and error and cut it 
down to five months. 

• They show you the moves they wish they made earlier. 
• And sometimes, one 10-minute convo can save you from a 

$10,000 mistake. 

You don’t need a guru with a course funnel. 
You need someone who’s battle-tested. Who’s been where you’re 
trying to go - and is still in the game. 

And here’s the best part: 
You don’t need to know everything. 
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You just need to know people who do - and be smart enough to 
listen. 

 

B. Where to Find Real Mentors (Not Just Gurus) 

Let’s get one thing straight: 
Mentors aren’t unicorns. They’re everywhere - if you know how to 
spot them. 

1. Local REIA Groups and Networking Events 
Your local Real Estate Investor Association (REIA) or meetup group 
is where deals, connections, and mentors live. 

Show up consistently. Don’t just talk - listen. Ask thoughtful 
questions. Offer help. 
Mentorship often starts as a conversation over coffee or walking a 
property together. 

I’ve had more game-changing insights standing in a drywall-dusted 
kitchen with an old-school landlord than I ever had sitting through a 
webinar. 

2. Online Groups (Facebook, BiggerPockets, SubTo, Creative 
Finance Communities) 
If you’re in a small market or just getting started, the internet is your 
mentor goldmine. 

Look for groups where people actually do deals - not just talk about 
them. 
Drop value. Share wins. Ask questions the right way - not “Can 
someone mentor me?” but “Here’s what I’m working on - any 
feedback?” 
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Be active, not annoying. 
Be helpful, not hype-y. 
That’s how you attract the right attention. 

3. DM People Doing What You Want to Do - Offer Value First 
You’d be surprised how many experienced investors will respond to 
a cold DM - if you approach it right. 

Don’t say: 

“Hey bro, can I pick your brain?” 

Do say: 

“I see you’re crushing it with your BRRRRs in Tulsa. I’ve been 
following your flips and started analyzing my first deals. I’d love to 
bring you some leads or help with due diligence in exchange for 
feedback.” 

Value-first opens doors. 
Humility keeps them open. 
Consistency earns you a seat at the table. 

 

C. Learn in the Field, Not the Classroom 

Here’s the secret: 
You don’t need another course. You need a contractor who doesn’t 
show up. 

You need a tenant who calls with a leaky pipe. 
A lender who ghosts you before closing. 
An appraisal that comes in low. 
That’s the real classroom. 

The streets teach faster than the slides. 
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1. Make Mistakes on Small Deals - Not Imaginary Ones 
You can sit around trying to simulate deals forever. But simulations 
don’t teach real fear, real pressure, or real solutions. 

A small duplex with $200 in cash flow and a minor plumbing issue 
will teach you more than any $5,000 coaching program ever could. 

2. The Best Lessons Happen During the Deal, Not Before It 
You won’t learn how to manage contractors until you have one stop 
answering your calls. 
You won’t understand cash reserves until you don’t have enough. 
You won’t truly understand negotiations until a seller says no and 
you have to pivot. 

Books prepare your brain. 
Deals prepare your instincts. 

3. Action = Education 
Don’t wait until you “know everything.” 
You never will. And you don’t need to. 

The moment you get into motion - the moment you make that first 
call, walk that first property, or write that first offer - that’s when the 
real education starts. 

💬 Real Talk: 
I learned more walking properties with a seasoned investor than I 
ever did watching a course. 

You can’t shortcut the real stuff - but you can surround yourself with 
people who’ve already survived it. 
Get in the room. Ask questions. 
Be humble enough to listen. 
Be hungry enough to take action afterward. 

Section 4: Final Words of Encouragement 
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Because This Isn’t Just About Property - It’s About 
Power 

 

A. This Isn’t About Real Estate - It’s About Freedom 

Let’s zoom out for a second. 
Because yeah, you’re learning about deals, financing, tenants, 
rehabs… 

But that’s not really what this is about, is it? 

This isn’t just about buying buildings. It’s about buying your time 
back. 
It’s about waking up when you’re ready - not when your alarm tells 
you to. 
It’s about being there for your kids’ field trip without having to ask 
for time off. 
It’s about options, ownership, and not answering to anyone but 
you. 

Real estate is just the vehicle. 
What you’re really building here is freedom. 

And let’s be real - most people never even try. They scroll. They 
save posts. They say, “One day.” 

Not you. 

You’re here. You finished this book. You’re prepping for the 
trenches. 

That alone? That’s a win. 
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B. Don’t Compare Your Chapter 1 to Someone Else’s Chapter 
10 

Comparison is a killer. 
You’ll see someone with 100 doors and think, “I’m way behind.” 

But what you’re not seeing is: 

• The 2am calls they took in year one 
• The deals that flopped 
• The self-doubt they swallowed to keep going 

They didn’t wake up successful. They built it one brick at a time. 

So, stop judging your progress against their highlight reel. 
Stay in your lane. Put your head down. Stack your wins. 

One deal. 
One partnership. 
One rent check at a time. 

You’re not behind. 
You’re building something real. 

And someday, someone will look at your Chapter 10 - and have no 
idea how long you stayed silent and scrappy in Chapter 1. 

 

C. When It Feels Hard, Remember Why You Started 

There will be days you want to quit. 

Days where contractors ghost you, deals fall through, tenants stop 
paying, and your brain screams, “Is this even worth it?” 

That’s when you go back to your why. 
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Maybe it’s: 

• Breaking the cycle of poverty your family’s been stuck in for 
generations 

• Showing your kids that you did more than survive - you built 
• Proving to the old version of you - the broke one, the 

addicted one, the scared one - that you’re not him anymore 

This isn’t just business. 
It’s redemption. It’s legacy. 
It’s proof that you’re capable of more than your past ever allowed. 

Hold onto that when shit gets real. 

 

D. You Have What It Takes - But Only If You Use It 

Look, you’ve got the roadmap now. 

You know how to: 

• Find deals 
• Raise capital 
• Structure partnerships 
• Rehabilitate and rent 
• Avoid costly screwups 
• Protect your money and your time 
• And scale like a boss 

There are people out there with less information, less experience, 
less grit… who are making it happen. Why? 

Because they moved. 
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They didn’t wait until they were “ready.” 
They didn’t wait until their credit was perfect. 
They didn’t wait for permission. 

They just started. 

And now it’s on you. 

You’ve got the mindset. You’ve got the model. You’ve got the 
mission. 

But knowledge doesn’t build wealth. 
Execution does. 

💬 Real Talk: 
You don’t need one more podcast. 
You don’t need another month to “think about it.” 
You need one brave step. 

Then another. 

And another. 

Your life can look radically different twelve months from now - 
but only if you act. 

So, take the shot. 
Fail fast. Learn faster. 
And never forget: 
You’re not just building a portfolio. 
You’re building a future you don’t need a vacation from. 

Final Takeaway: No Money? No Excuses. 

You made it through the blueprint. 
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Not a fluff-filled fantasy. 
Not some overnight success scheme. 
But a raw, real, step-by-step guide to building wealth from zero - 
with grit, hustle, and other people’s money. 

And that’s the foundation of every No Money Millionaire - building 
from nothing with courage, clarity, and the power of the method. 

Let this sink in: 

• You don’t need perfect credit. 
• You don’t need trust fund money. 
• You don’t need anyone’s permission. 

What you need is conviction. 
What you need is movement. 

Use other people’s money. 
Use your story. 
Use your scars. 
Use everything you’ve got. 

Because this game doesn’t reward the smartest. 
It rewards the ones who show up and don’t stop. 

🔥 This is your shot. 
Don’t let it stay a dream. 
Run the play. 
And build the life you said you would. 

 

🔥 Keep the Momentum Going 
If this book sparked something in you - don’t let that momentum 
die. 
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I built The No Money Millionaire brand to do more than inspire. I 
built it to activate. 

 

Podcast: 

Listen to The No Money Millionaire wherever you get your 
podcasts. I break down real deals, investor wins, creative 
strategies, and lessons that didn’t make it into the book. 

 

Website: 

NoMoneyMillionaire.com 

Download free resources, get deal calculators, join our investor 
list, and get notified when new coaching spots open. 

 

 Join the Community: 

Come connect with others who are building wealth from zero. 
Search for “Building Wealth from Nothing” on Facebook. 

 

Follow the Journey: 

IG: @ TheNoMoneyMillionaire  

See behind the scenes of my deals, flips, cash flow, and the real 
process of building from scratch. 

 

Youtube: @ No Money Millionaire 
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You’ve got the blueprint. 

Now run the play. 

Let’s build your empire - together. 
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