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Introduction

Life is full of choices. Deciding to take on the profession as a real estate investor is probably one of the
biggest choices you’ve ever made. However, you are not quite done yet. Just as in most professions,
becoming a real estate investor is just the beginning. You need to find your niche, your specialty, your
zone. The more we can narrow down a focus, the better our education can be channeled. For example,
if John wants to be a doctor, he’ll have to determine exactly what kind of doctor he wants to be. Does
he want to be a cardiologist? A family practitioner? Perhaps a microbiologist is what suits John best.
Whatever the case may be, John really can’t dive into a medical program until he knows his path.
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Finding the right investment vehicle to use, the proper direction to follow, and the best way to move
forward are all common concerns. While trying to find the solution, however, many times people will
get sidetracked and steered off course. This guide is intended to introduce you to the options you will
face, and the typical cycle most students follow when learning the ropes of this business. Know that
your strategies will change and evolve over time, as well as your passions. The only thing that must
remain the same throughout this process is your willingness to learn and grow as an entrepreneur.

Choosing the proper investment strategy will
determine if and when you get paid.
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Finding Your "Why"

In order to strive towards any goal, you have to give it meaning. Knowing
your “why” drives you to find your “how” when coming into this business. The
power of purpose is what pushes you to tap into those reserves of energy.
It makes you steamroll past excuses and buckle down to accomplish what
you need to. Many resolutions often falter because the “why” just isn’t quite
there.
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If you have a goal to make a lot of money, your intentions are only as good as
your desire. It takes something much deeper than “want.” We all want things
out of life, but why we want them is what gets us there. So if you think of
investing as a great way to make money, we challenge you to think about
what that money will do for you. Perhaps it means more time with your family or time to pursue activities that you enjoy. Maybe you have a desire to get
out of the rat race, your typical 9-5 corporate jobs. Whatever it is, if you keep
sight of why you are doing something, you have a much greater chance of
following through with it.

Do What You Love, Love What You Do
A legitimate question to ask yourself as you are creating your business
model is to reflect on how you are best using your time. Within your business,
where do you naturally spend the most time? Where do you serve at the
highest level? You will play a much bigger role than earning profits in
your business. So you need to figure out where your time is spent the
best.

“The secret to achieving your
dreams is to embrace the feeling of
living in that future moment. It is
not the moment that propels you
but rather the emotional attachment to the moment.”
-Professor Anthony Moore

With so many different aspects of real estate investing, there is sure
to be something in which you excel and enjoy doing. Nothing in life
is perfect, but you need to choose what is best for you. Spend time
investigating the various aspects of investing until you discover
something that you think you would enjoy. Proceed slowly until you
find out if you are suited to that particular investment style. When you
discover your niche, run with it.
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Discovering Your Path

Asking the Right Questions
When it comes time to choosing your path, there are plenty factors
to take into consideration. Other than your own personal long
and short-term goals, you need to take a good hard look at your
local market, your bank account, and of course – your competition.
Don’t try to become a jack-of-all-trades investor right out of the
gate. Take the time to ask the right questions and find what works
for you first.
Finding Your Investment
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Here are five questions you should ask yourself:

5 Questions to Ask Yourself
1. What are other local investors focusing on?
2. Do I have immediate funding available?
3. Do I need CASH immediately?
4. Is this full-time or part-time?
5. What does my market dictate?

#1- What are other local investors focusing on?
As a real estate investor, competition can really be your friend. One of the best things you can do to gain a competitive
edge immediately is to understand your competition. By researching what your competitors are out there doing, you
can establish an advantage by surpassing what they are doing. It helps you gain a strategy that will lead you to success.
If your research results in finding that you are in a veritable sea of rehabbers, then you might want to consider wholesaling. If
you are having a hard time finding ANY rehabbers in your area, then you should be ready to flip. Keep in mind that you
do not want to follow your competition, but rather, understand where they fit into the model. You should be striving
to create circumstances that your competition must react to, not the other way around.
There are a lot of ways you can find your competition. Some of these are:
• Search online to find other investors in your potential niche and find out their search engine rankings
• Look for billboards or bandit signs in your area
• Pick up direct mail from foreclosure properties you view or purchase
• Go to your local REIA or other related clubs and network
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Discovering Your Path

Understanding What Benefits to Offer
Once you know your focus, you can study your competition even further. Find out what benefits your competitors are offering and then offer better ones. If your competitors aren’t helping people find apartments to
move into, you can make this one of your specialties. If your competition is doing leasebacks, then you need
to find a better alternative. It is important to find these positive benefits unique to your business that can
be easily stated and remembered. That way, when people hear about the benefits or read about them, they
always know it is your company.

Remember, the beauty of the real estate market, or any market for that matter is that it’s constantly changing. These
changes create a myriad of opportunities that no one person or group can ever hope to model or capture. So for
example, if you want to become a rehabber but your market is flooded with them, then you may want to consider
adjusting your focus to wholesaling just for the time being. Realize that if you do decide to stay on course and follow suit of your competition, always make sure you have the superior product.
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#2- Do I have immediate funding available?
What kind of funding are you working with for your investments? This will greatly determine where you have to
start. Do you have a ton of cash stowed away or are you
starting on a dime? Do you have cash, stocks, options, or
maybe a 401K at work? Research how to use these funds.
If none of the aforementioned is a realistic option for you,
then you will need to find investment partners or private
money lenders to renovate, or figure out a plan where
immediate funding is not required.

Investment Options Without Immediate Funding:
•
•
•
•
•
•
•

Wholesaling
Invest with partners
Invest using lease option strategies
Via FHA 3.5% down payment loans
Using USDA or VA no-down payment loans
With home equity loans or lines of credit
Using private/hard money

With limited funds, you will likely want to start out
wholesaling to allow you to build up your private/hard
money lending platforms. This will also allow you to use your completed wholesale deals as instant credibility that
you buy properties at steep discounts (so low that not only you made a profit, but the rehabber as well). Your investment plan will be your time saver. Realize what works best for your funding situation and run with it.

#3- Do I need cash in my bank account immediately?
It’s fairly obvious that one of the largest draws to real estate investing
is focused around how to gain wealth. You need to determine what
your expected timeframe is to bring in capital. If you are living on a
lower income right now and need to pull in some cash immediately
to pay your bills, then wholesaling will be your primary choice. On the
other hand, if you don’t need cash in the bank right away, then you can
spread your focus out a bit to a few other options such as rehabbing.
The average time it takes to complete a rehab is about 5-6 months, depending on the level of the project. A wholesale
deal, on the other hand, can happen in a matter of weeks. So it all depends on where you are in your life right now.
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#4- Is this part-time or full-time?
The fact of the matter is: there are hundreds of ways to make
money in real estate. Some ways may require forty hours a
week, while others might only require forty hours per year. The
amount of time it takes to grow your real estate business will
depend greatly upon what strategy you choose. You will also
want to consider your personality, your current skillset, and the
timeline you’re trying to work from.

Part-time Investing Options:
• Serve as a private or hard money lender
• Invest in mortgages (notes)
• Partner in a larger piece of property
• Buy-and-hold property with property
management

If you currently have a job that you absolutely love, then you might not be happy making real estate investing your
full-time venture. There are plenty of viable investing options for a part-timer that can still prove to be very lucrative. When you keep your day job, you have an available cash flow that you can live off of and you are also often
able to get long-term bank financing opening up many opportunities you may not have otherwise. Keep in mind;
you will not have much time to actively work in your business, so you will have to selectively outsource some of the
smaller duties that are lower-level activities.

Finding Your Investment
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Helpful Tip!
As a part-time real estate investor, it’s often smart to start
simple and create less time-consuming aspects of real estate
investing such as buying rental properties and creating a steady
stream of cash flow.

If the time comes for you to become a full-time real estate investor, make sure you are ready to dedicate yourself
completely and that you are also excited to build this future. Full-time investing means you live, breath, and sleep
real estate. Often times, your activities will revolve around producing a higher level of active income. Realize that the
more you learn, the more you earn, and being successful full-time requires a great deal of resources.

#5- What does my market dictate?
A huge question you will need to ask yourself is, “What is my market telling me?” What areas are trending well? What
areas do I want to buy in? You have to figure out what your market dictates. Are price points high or low? It’s all about
supply and demand. A real-estate boom, or seller's market, occurs when buyers want to purchase more homes than
are for sale at current prices. Rising prices, multiple offers, fast sales, easy financing, and expansion in home building
typically characterize these top-of-the-cycle markets.
A real-estate bust, or buyer's market, happens when more homes are for sale than buyers are purchasing at current
prices. Characteristics of these bottom-of-the-cycle markets typically include dropped prices, slower sales, financing
and affordability restrictions, short sales, foreclosures, and a reduction in home construction. Keep in mind that your
acquisition strategy will change as the market changes. Do what the market tells you to do to create your most profitable strategy as well as the least amount of risk.

Finding Your Investment Strategy
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Helpful Tip!
New investors will benefit from investing within a short driving
distance to their home, rather than investing long distance (unless
your location makes that difficult.) Doing this will help you to
become an expert in that area, which will help you easily analyze
deals and opportunities.
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Your Investor Lifecycle

The beauty of this business is you have so many opportunities to be successful. Real estate can be as passive as you
want it to be or as dynamic as you want it to be. The spectrum is quite large. Your own personal investment strategy
will strongly depend on where you are in the investor lifecycle. Are you brand new? Have you done this before? The
important thing here is to understand what you need to do to prepare. Know the balance of making informed
decisions and handling the inherent risks of investing in real estate. There are three different options that an investor
typically has that we’ll go through below.

Finding Your Investment
Strategy

Type One: Active Investor
The first type is the active investor. Active income means you are doing something in order to receive that income.
You are not hands-off in this stage of the game. Typically, this is an investor who is starting out with low cash reserves
and needs to create income as soon as possible. Creating immediate active profits through wholesaling, pre-habbing, or
rehabbing can really light the fire of a true entrepreneur and push him or her to the next level.
Wholesaling: Find and quickly sell properties at a price that allows a profit margin
• Provides quick active income to recoup investments
• Gives time to learn the ropes
• Strategy with minimal risk

Wholesaling Works Best When:
• You’re CASH poor
• You’re a newbie just getting started
• You don’t have a large marketing budget
• The deal a “Tweener” – it doesn’t fit your criteria exactly the way you want. For instance, the property
could be in the right location, but outside your price range.
• The property requires a large renovation (typically anywhere over 10-12% cost to cure) and you don’t
have much experience

Finding Your Investment Strategy
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Your Investor Lifecycle

When wholesaling, the investor acts as the “middleman” between the seller and the end
buyer. Investors become a valuable asset to the end buyer by locating amazing deals at
deep discounts. As the investor, you also create a scenario where the buyer can just step
in and either take over your contract, or quickly purchase the property directly from you
immediately after closing. You can successfully wholesale any type of property, from single-family homes to condos and commercial properties, and in every major market.
The reason why so many investors flock towards wholesaling is because it truly is a great
active strategy. It allows the investor to put little to no money into a deal, and see a relatively quick profit with minimal risk.
Pre-Habbing: A crossbreed between a rehab and a wholesale deal (a small rehab)

Finding Your Investment
Strategy

• Involves minimal improvements
• Typically will only take a week or less
• Properties are ready for quick sale
Pre-habbing Works Best When:
• You have a property that requires a significant amount of work and your goal is to make it appear in good
condition (more than $50,000)
• The property is fire damaged and requires a gut out and sheetrock removed
• Every dollar spent will yield three dollars in return (Meaning if you spend $3,000 to clean up, the property
value should increase by $9,000

A pre-hab is technically a small rehab, however you are only performing minimal work to the property before selling
it to a rehabber. Generally, this means cleaning and gutting out the property. Some pre-habbers take it a bit further
and actually remove walls and make some layout changes. The idea here is to make a rehabber’s life easier while at
the same time increasing a profit margin by taking on a portion of the work.
If you are a new investor, it’s common practice to start out with projects that only need minimal work so that you
don’t get in over your head. Over time, as your knowledge and confidence grow, you can begin to take on increasingly
larger projects that ultimately prove to be even more profitable.
Rehabbing: Buy a house, renovate it, and re-sell it for full market value
• Typically the largest profit margin
• Can be done in most markets
• Strategy with higher risk
Rehabbing Works Best When:
• You can wait a few months to get paid
• You want to brand your company & build credibility – Taking before & after photos of the rehab is an easy
way to market and brand your business
• You can gain a large profit from the deal and the property
• The property is in a tested location with other rehabs
• Your team is lined up – this includes your contractors, lenders, title company, etc.
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Rehabbing properties is one of the areas of
investing that requires the most time to master.
Learning how to rehab properties and manage
contractors is something that demands dedication, education, and time. Over the years, rehabbing has consistently been our most profitable
strategy. And if you are willing to dedicate the
time to learn this segment of investing, it will
most likely prove to be one of your biggest revenue generators as well. However, it’s important to note that even though rehabbing can
be profitable, success is never guaranteed.

Type Two: Hybrid Investor

Many investors at this point in time will allocate a portion of
their active investing profits back into long-term passive income.
This is a way of creating wealth for many years – not just in the
present.
It’s important that as a hybrid investor you adequately calculate your marketing projections for the coming months. Hybrid
investors have a goal to create balance within their real estate
portfolio. It’s best to determine an annual budget for company
overhead and marketing costs, and then determine the amount
you are able to allocate from your active income into passive.
Buy and Hold: Utilize the Passive Income Club to purchase cash
flowing rental properties
• Income comes over a longer period of time in smaller increments
• Less work involved (if you use a property manager)
• Tax benefits of owning rental properties

Buy and Hold Works Best When:
• You find the right property at the right price
• You are able to use a reliable property management group
• The property is in a high occupancy area
• The property has deferred maintenance

Finding Your Investment Strategy
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The second type of investor is the hybrid investor. This type of investor adds an element of passive investing into their
arsenal. When you take on this role, you become more removed from some of your investments. We encourage you to
grow your passive income portfolio as soon as you can. If you can do that from day one, then you are more than likely a
good fit to be a hybrid investor or passive investor.

Your Investor Lifecycle

Often, you’ll come across properties and locations that are better suited for long-term holds. This can be considered
a “future exit strategy,” because the plan is to hold the property for a while. Typically, when used as part of a longterm goal, investors plan on keeping the property for years until the equity builds and mortgage is paid off. That is
when you start to leverage your rental investments and use the cash flow to cover your monthly expenses.

Type Three: Passive Investor
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Most people will strive to become a passive investor as quickly
as possible. With passive investing, your money goes out and
does the work for you. With active investing, when you stop
working, so does your money. With this final phase, you welcome financial freedom into your life and are able to participate
in the activities you want, instead of working day in and day
out.
Private Lending: Uses a direct loan secured by a mortgage
against their real estate
• High Returns
• Low volatility (typically short term in length)
• Typically secured by a first position “priority” lien on real estate properties
Private Lending Works Best When:
• You have a substantial amount of earnings
• You have some experience in the real estate market

Private money investing is directly lending your private money to individuals, while securing that loan with a mortgage against their real estate. Essentially you would take on the role as the lender and/or the bank.
The first thing you need to ask yourself is whether or not you can afford it. Just because you have some money
sitting in the bank doesn’t mean you should throw all of it into an investment opportunity. The second thing you
want to consider is whether or not you want to participate in direct lending, or passive lending.
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Direct vs. Passive Lending Options
Within the realm of private lending there are two separate groups. First, there are those who choose to participate individually, typically doing so locally and in smaller amounts. Then there are those who choose to
participate in a professionally managed fund group. These groups have more capital to fund and provide more
assurance of closure and investment opportunities. When you are choosing between these options, you are
ultimately choosing whether you would like to passively participate or actively participate in this opportunity.
When you directly lend, you own and control 100 percent of an individual loan secured by real estate property.
When you work with a managed fund group, you have the option of working with a network of investors who can
step in, helping you take a step back.
Take the first steps towards lending by speaking with a professional in your area. We recommend visiting:
http://www.grandcoastcapital.com for more information.
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Long-term wealth comes from smart, secure real estate investments. They can be extremely profitable when the
right decision is made at the right opportunity. One of the best ways to become a passive investor is to get involved with the right private lending options. There are many benefits to becoming a private lender. If you approach it the right way, you can eliminate many of the risks and truly establish your financial strength.
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Wrap Up

#1

Discover Your Why

Finding Your Investment
Strategy

Why is it that you are in this business?
You cannot find your “how” until you
know your “why.”

FINDING YOUR
INVESTMENT
STRATEGY

#3

Understanding the
Investor Lifecycle

While there are different paths for
each investor, there is a typical life
cycle that many will follow.
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#2

Discover Your Path

Figure

out what path you wish to take. The
real estate investment world is full of
opportunities to choose from.
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