




Part Eleven - Real Estate

Ben Kinney
Ben Kinney Companies Founder

I’m excited about today’s lesson as it covers one of my favorite buckets – 
real estate. I’m not talking about a real estate business or being a real 
estate agent. I’m talking about owning your own home and investing in 
rental properties or vacation rentals. What I find so exciting about real 
estate investing is that you can generate massive returns with little 
money, which can help you achieve your desired lifestyle sooner rather 
than later.

For example, let’s say Bob invested $10,000 in the stock market, and that 
investment went up 20% over the course of a year, then that stock 
account would now be worth $12,000. That’s a pretty good return. 

If Bob bought a $300,000 property and put $10,000 down, and within a 
year earned a 4% appreciation, the property’s value increased by $12,000, 
reaching a rate of return of 120%. Which one would you rather have? 120%!

This is the power of investing in a leveraged asset. 

In the workbook, you’ll find spreadsheets and examples to help you 
understand the concepts we present. You’ll also want to go to the App 
Store and download the PLACE Mortgage Calculator. Don’t forget to 
download the two coordinating spreadsheets, the 5 Homes in 30 Years 
Model and the 10 Homes in 30 Years Model. These resources can also be 
found at WinMakeGive.com.  
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Real Estate Investing Model
Download the PLACE Mortgage Calculator and/or use the spreadsheets 
provided to play with the variables. What could owning real estate do for 
you and your retirement? 

1.  Own your own home

2. Rent out home & buy 2nd home

3. Rent out 2nd home & buy 3rd home

4. Rent out 3rd home & buy 4th home

5. Rent out 4th home & buy 5th home

BENEFITS OF OWNING REAL ESTATE
Long-term growth, low down payment, and the following financial benefits:

1. ______________________

2. ______________________

3. ______________________

4. ______________________ 

5. ______________________
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5 Home, 30-Year Financial Model
Assumptions:
 

● 4% annual home appreciation
● 5% down payment applied to each purchase
● 2.5% annual increase in rent 
● 5% rental income loss
● 25% rental net operating margin
● Natural increase in interest rates through the years 
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Get the 5 and 10 Year, 30 Home Calculator at 
WinMakeGive.com/wealth-part-11/
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10 Home, 30-Year Financial Model
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Assumptions:
 

● 4% annual home appreciation
● 5% down payment applied to each purchase
● 2.5% annual increase in rent 
● 5% rental income loss
● 25% rental net operating margin
● Natural increase in interest rates through the years 

Get the 5 and 10 Year, 30 Home Calculator at 
WinMakeGive.com/wealth-part-11/
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10 Home, 30-Year Model Continued

Get the 5 and 10 Year, 30 Home Calculator at 
WinMakeGive.com/wealth-part-11/
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Real Estate - Cap Rate
What is cap rate?

Capitalization rate, often referred to as the “cap rate,” is a fundamental 
concept used in real estate investing. It is the rate of return on a real estate 
investment property based on the income the property is expected to 
generate. The metric is used to estimate the investor’s potential return on 
their investment. 

Cap Rate Equation = Net Operating Income(NOI)/Purchase Price

The net operating income (NOI) is the annual rental income minus the 
operating expenses. The purchase price is the market value of the property.

A good cap rate is relative to the location and the current market demand. 
In some areas, a 4% cap rate would be good, while in areas where housing 
prices are naturally lower due to less population or demand, a 10% cap rate 
may be considered the minimum. In addition to market demand and 
location, property types like apartments, offices, hotels, or industrial can 
dictate the range of acceptable cap rates. 

Examples:

You are looking at an $800,000 investment property. After all expenses are 
paid (excluding mortgage and interest), the NOI is $20,000. Divide $20,000 
by $800,000 to get your get cap rate.

$20,000/$800,000 = .025 = 2.5% cap rate

You are looking at a $400,000 investment property. After all expenses are 
paid, the NOI is $25,000. Divide $25,000 by $400,000 to get your cap rate. 

$25,000/$400,000 = ________ = ________% cap rate
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Real Estate - Cash-on-Cash Return
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Cap rate is a standardized way of looking at a property's ROI. While it is a 
valuable metric to gauge investment potential, it isn't the only calculation to 
consider. You’ll also want to determine the cash-on-cash return.

What is cash-on-cash return?

Cash-on-cash return measures the annual return on the total cash 
investment. The total cash investment is all the cash you pay to make your 
rental property operational, including the amount of money paid to purchase 
it, closing costs, rehab costs, and any loan fees (if you got a bank loan). 

Cash Flow/Total Cash Investment = Cash-on-Cash Return

When you use the owner-occupied investment property purchase model, the 
goal is to put less money down (3 to 5% for owner-occupied vs. 20 to 25% 
for non-owner occupied) and get a return on the down payment within five 
years so you can reinvest that money into another property.

Non-owner occupied example. You’re considering purchasing a $400,000 
investment property that you will not occupy, requiring a 25% down payment 
($100,000). The property cash flows $500 a month, earning an annual cash 
flow of $6,000. Divide $6,000 by $100,000.

$6,000/$100,000 = .06 = 6% cash-on-cash return 

With a 6% cash-on-cash return, it would take 16.67 years to earn the 
$100,000 down payment back.

Owner-occupied example. You are considering a $400,000 property that you 
will occupy, requiring a 5% down payment ($20,000). Two years later, you rent 
out this property and cash flow $500 a month, earning an annual cash flow 
of $6,000.

$6,000/$20,000 = .3 = 30% cash-on-cash return 

With a 30% cash-on-cash return, it would take just three years to earn the 
$20,000 down payment back. With this model, you can expect to recoup 
your down payment within three years of purchasing the property. 



Real Estate - Cash-on-Cash Return 
Continued

Second home example. You are considering purchasing a $400,000 property for 
a second home, requiring a 10% down payment ($40,000). This property will 
also be used as a vacation rental. The property has the same annual cash flow 
of $6,000. Divide that by $40,000.

$6,000/$40,000 = .15 = 15% cash-on-cash return

With a 15% cash-on-cash return, it would take a little over 6 years to earn back 
the $40,000 down payment.

You’re considering a $600,000 property for a second home that you plan to use 
as a vacation rental, requiring a 10% down payment ($60,000). The property has 
the same annual cash flow of $12,000. How many years it will take to earn back 
your down payment? (cash flow/down payment = number of years)

_________________/_________________ = _____ = _________ years 

How to use the formula to calculate for other variables.

Using our $400,000 rental property example with a NOI of $25,000 and a cap 
rate of 6.25% ($25,000/$400,000 = .625 = 6.25% cap rate), we can move these 
numbers around to solve for other variables.  

Solve for net income = 400,000 (purchase price) X .625 (6.25% cap rate) = 
$25,000

Solve for purchase price = 25,000 (NOI) / .625 (6.25% cap rate) = $400,000

A property cash flows $25,000 a year, and the cap rate is 8%, what is the 
purchase price?

$25,000 / .08 (8% cap rate) = _________________ purchase price
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Real Estate - Key Takeaways

1. The easiest way to build wealth is to buy owner-occupied 
homes and purchase five or ten properties. 

2. Your financing matters. It is easier to get approved financing for 
owner-occupied homes. Your down payment and interest rate 
matters for delivering cash-on-cash return. 

3. Use cap rate to estimate what price you would pay for a 
potential property based on rental income and net operating 
expenses.

4. Only buy properties under market value that cash flow 
significantly enough to get your down payment back within a 
certain time frame. We suggest five years or less. 
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Get the 5 and 10 Year, 30 Home Calculator at 
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Real Estate - Recommended Books

The Book on Rental Property Investing: How to Create Wealth and Passive 
Income Through Smart Buy & Hold Real Estate Investing

by Brandon Turner
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How to Invest in Real Estate: The Ultimate Beginner’s Guide to 
Getting Started

by Brandon Turner and Joshua Dorkin

The Wealth Code: What the Wealthy Know About Money That Most 
People Will Never Know!

by George Antone

The Millionaire Real Estate Investor

by Jay Papasan and Gary Keller

by Steve Chader, Jennice Doty, Jim and Linda McKissack and Jay Papasan

Hold: How to Find, Buy, and Rent Houses for Wealth



Real Estate - Reflection
Is now the time to start building your portfolio?

Go to your favorite real estate agent’s website and find out your home’s 
market value. If you don’t have an agent, find a PLACE agent near you.

Write down the market value of your home. _________________

Review your mortgage documents. Write down your monthly payment 
amount. _________________

Go to rentometer.com to look up rental prices in your area. Write down the 
average rental price you may get for your home. _________________

Is the rental price larger than your mortgage payment? Write down your 
potential cash flow for your home. _________________

Are you in a position to start building your portfolio now? ____________
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DISCUSSION QUESTIONS

What cap rate do we believe is a good rate to look for when searching for 
investment properties?

What type of real estate investment would be better for us, a long-term 
rental or a vacation rental, and why?

What is stopping us from becoming a real estate investor today besides 
access to funds? 

Now that we have that answer, where can we find the funds?

https://place.com/locations/
https://www.rentometer.com/




Part Eleven Homework Question

Andrew Carnegie said, “Ninety percent of all millionaires become 
so through owning ________ ________.”
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Preparation for Part Twelve
Get ready to listen to our in-depth interview with a special guest.

Subscribe and continue listening to the Win Make Give podcast to be 
the first to know when the Real Estate Investing Series launches.

Please join the discussion on the Win Make Give Facebook group. 
Post your thoughts, comments, and takeaways from the first eleven 
lessons.

Find lesson links and resources at WinMakeGive.com/wealth-part-11

Haven’t subscribed yet? Subscribe here: https://winmakegive.com/

https://www.facebook.com/groups/WinMakeGive/
https://winmakegive.com/wealth-part-11/
https://winmakegive.com/


IMPORTANT
Nothing in this course constitutes investment advice, 
performance data or any recommendation that any security, 
portfolio of securities, investment product, transaction or 
investment strategy is suitable for any specific person.

We cannot assess anything about your personal circumstances, 
your finances, or your goals and objectives, all of which are 
unique to you, so any opinions or information contained on this 
course are just that – an opinion or information.  

You should not use our advice to make financial decisions and I 
highly recommend you seek professional advice from someone 
who is authorized to provide investment advice.

n Kinney
Win Make Give Series
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